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1.0 INTRODUCTION 

1.1 PURPOSE 

I t  i s  the purpose of t h i s  Environmental Impact Report (EIR) t o  rovide a 1 Master EIR which wil l  be supplemented by additional detai led €1 ' s  as 
precise development plans are presented fo r  implementation of the Town Centre 11 
Redevelopment Plan. This report provides an i n i t i a l  review and analysis of the 
environmental impacts tha t  could resu l t  from the implementation of the Plan, 
proposed mitigation of these impacts and possible a l te rna t ives  t o  the  proposed 
project.. 

The MEIR wil l  be used as a primary reference document f o r  more detai led EIR's 
prepared f o r  individual developments within the project  area. This report  will 
focus on a general, comprehensive perspective of the project  area and provide 
a baseline f o r  more precise  iden t i f ica t ion  of environmental (factors t o  be de- 
scribed i n  spec i f ic  EIR's. 

This report has been prepared by the Environmental Review Staff  of the Chula 
Vista C i t y  Planning Department i n  cooperation w i t h  the Community Development and 
Public Works Departments in  accordance w i t h  the requirements of the  California 
Environmental Qualit,y Act of 1970 and the requirements of the  City of Chula Vista 

1 .2  MEIR UPDATE SYSTEM 

Any desired update of t he  MEIR will be determined by the Environmental Review 
Committee through a continual monitoring Sf t he  project  re la t ive  to  the  location 
and possible changes of circumstances under which the project  is  being carried 
out. This process will  insure tha t  there  will be a continual ava i l ab i l i t y  of 
adequate information f o r  the evaluation of possi bla s ign i f ican t  environmental 
consequences. 

1,. 3 EXECUTIVE SUMMARY 

The Town Centre I1 Redevelopment Project has been designed t o  r ev i t a l i ze  
Chula Vista 's  regional shopping center and t o  prevent fur ther  deter iorat ion 
w i t h i n  and adjacent t o  the  area. To achieve th i s  goal a land use plan has 
been developed and proposed design and redevelopment concepts established. 
Various a l te rna t ive  methods of redevelopment also have been discussed. These 
a l ternat ives  involve rehabi l i ta t ion of exis t ing development, major expansion of 
the center,  redesign of c i rculat ion patterns within parking f a c i l i t i e s  and 
possible closure of Fif th  Avenue between "H" and "I" Streets .  

Major environmental considerations addressed in this  report  en t a i l  t r a f f i c  
circulation and a i r  qua l i t y .  Other environmental aspects have been discussed, 
however, and additional environmental review will  be necessary when spec i f ic  plans 
are proposed 

A substantial  increase i n  vehicle t r a f f i c  would r e su l t  from major expansion of 
commercial uses within the Town Centre 11.. Higher t r a f f i c  volumes from 
commercial development and the rerouting of through t r a f f i c  current ly  u t i l i z ing  
Fifth Avenue i s  anticipated t o  resu l t  i n  the fur ther  deter iorat ion of service  
levels  a t  a1 ready conjected intersect ions ,  spec i f ica l ly  "H" S t ree t  a t  Fourth 
Avenue and "H" Stree t  a t  Broadway. Cumulatively, with the construction of the 
South Bay County Court Fac i l i t y ,  t r a f f i c  volumes during peak hours a t  these 
intersections will be a t  o r  near the capacity which can be accomnodated (given 
exist ing geometrics). Congestion of t h i s  s o r t  could delay emergency access to  



the Bay General Hospital and increase response time to  emergency s i tuat ions . .  
Regional a i r  qual i t y  wi l l  not be s ign i f ican t ly  affected; however, degradation 
of a i r  qual i ty w i t h i n  the micro-envi ronment could resul t .  Incorporation of a 
convenient, well coordinated inter-project  public transportation system 
has the potential  t o  reduce t r a f f i c  and a i r  qual i ty  impacts to  some extent..  

Increased demand on u t i l i t i e s ,  community services and energ,y consumption 
will occur i f  in tensif icat ion of land use i s  proposed.. Cumulative e f f e c t  on 
these services and resources can only be evaluated when spec i f ic  plans become 
available. 

Expansion and/or new development could r e su l t  i n  the need for  additional 
sewage capacity w i t h i n  exist ing local l ines .  Additional e f f luen t  will  a lso 
fur ther  reduce current,  l imited capacity a t  the Metropolitan Sewage Treat- 
ment Faci l i ty. 

I n  conclusion, the Proposed Redevleopment Plan as described could have 
cumulativel y substantial  impacts; however, the a1 ternat ive methods of develop- 
ment and mitigation measure discussed have the potential  t o  reduce the sub- 
s t an t i a l  t r a f f i c  and re la ted impacts. 
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2.0 PROJECT DESCRIPTION 

2,. 1 LOCATION 

The p r o j e c t  i s  loca ted  within t h e  Ci ty  of Chula Vis ta ,  a  community i n  rhe 
southern coas ta l  a r e a  o f  San Diego County. The City of  San Diego i s  11 miles  
t o  t h e  norxh and t h e  i n t e r n a t i o n a l  border  i s  approximately f i v e  miles  t o  t h e  
south. (Exh ib i t  $2.0-1) 

The Town Centre I1 redevelopment area involves 108 + ac res  wi th in  Chula V i s t a ' s  
urban core.  The s i t e  extends south from t h e  north s i d e  o f  H S t r e e t  t o  I S t r e e t ,  
genera l ly  between Je f f e r son  and G a r r e t t  Avenues. (Exh ib i t  $2.0-2 and =2.0-3) 

2.2 FXISTING CONDITIONS 

Land Use and Desicn - The redevelopment a rea  i s  i r r e g u l a r  i n  shape and t r ave r sed  
by severa l  high capaci ty  s t r e e t s .  The Chula Vista  Regional Shopping Center ,  
cons t ruc ted  i n  1960, i s  t h e  focal  poin t  of t h e  p r o j e c t ,  accommodating t h r e e  
major department s t o r e s  and more than 30 o t h e r  conunercial es tab l i shments  of 
var ied  s c a l e  and cha rac te r .  The c e n t e r  was b u i l t  upon a  g r i d i r o n  s t r e e t  pa t t e rn  
which now i n h i b i t s  t h e  c e n t e r ' s  expansion required by t h e  growth of  t h e  City and 
t h e  South Bay. 

'The p r o j e c t  a l s o  involves  a por t ion  of  t h e  Broadway and "H" S t r e e t  commercial 
s t r i p s .  These s t r i p s ,  cha rac te r i zed  by poor s p a t i a l  r e l a t i o n s h i p s ,  t h e  lack  of  
1  andscape planning, poor s ignage and inadequate c i r c u l a t i o n  c o n s t i t u t e  chronic 
land use and townscape planning problems. 

T r a f f i c  C i rcu la t ion  and Parking - The p r o j e c t  a rea  experiences some pe r iod ic  - 
t r a f f i c  conaest ion and s u f f e r s  from e i r h e r  a  lack of  o f f - s t r e e t  c a r k i n s  or 
poorly planned parking. The completion of  t h e  South Bay County kegional Center 
in ad jacent  Subarea 3 o f  Tovm Centre P ro jec t  #I  and the redevelopment of t h e  
Third Avenue area  w i l l  f u r t h e r  complicate t h e  t r a f f i c  problem. "H" S t r e e t  w i l l  
in  the  f u t u r e  l i n k  the  Central Chula Vista  Community with t h e  e a s t e r n  area of 
the  c i t y  and w i l l  then provide a r t e r i a l  s e r v i c e  t o  the r e s i d e n t s  of t h e  2,400 
acre El Rancho del Rey development. This s t r e e t  i s  t h e  main l inkage  between 
r e s iden t i  a1 Chula Vis ta  and t h i s  c i t y ' s  p r inc ipa l  employer, Rohr I n d u s t r i e s , ,  
Eay General Hospital and Medical Center has expanded t o  t h e  e x t e n t  t h a t  they a r e  
now confronted by a  seve re  parking problem.. The s o l u t i o n  t o  t h i s  problem wi l l  
probably e n t a i l  t h e  cons t ruc t ion  of  a  m u l t i - s t o r y  parkinq s t r u c t u r e .  

Economic Conditions - The p r o j e c t  area conta ins  t h e  Regional Shopping Center 
which i s  the  l a r g e s t  s i n g l e  source of s a l e s  t ax  revenue t o  t h e  C i t y ,  The 
Center i s  17 years  o l d  and s u f f e r e d  from poor design a t  t h e  onse t .  Two of  t h e  
th ree  "major s t o r e s "  a r e  b i sec t ed  by F i f t h  Avenue t h u s  con t r ibu t ing  t o  pedes t r ian  
and vehicularcongest ion.  The Center should be redeveloped i f  i t  i s  
t o  compete with t h e  newer c e n t e r s  of t h e  San Diego Region.. Thus, t h e  economic 
s t imulus o r i g i n a l l y  provided by the Center i s  i n  danger and a  means t o  upgrade 
and/or expand t h e  f a c i l i t y  i s  requi red  i f  t h e  City i s  t o  maintain t h i s  valuable 
economic resource.  



Social - The Cent ra l ,  older  neighborhoods of t h e  Ci ty  surround t h e  proposed 
p ro jec t .  Census t r a c t  information r evea l s  t h a t  t h e  ma jo r i ty  of households a r e  
in  the  lower t o  middle income ca tegory .  About 25% of t h e  r e s iden t s  of t hese  
a reas  a r e  over the  age of  6 2 .  Two elementary schools  and a  jun io r  high school 
a r e  ad jacen t  t o  t h e  pro jec t . .  Rohr Corporation i s  +i mile  from the  western 
boundary and i s  t h e  l a r g e s t  employer i n  t h e  City with 6,000 workers.  Approxi- 
mately 600 persons a r e  employed by t h e  Hospi ta l ,  1,200 by t h e  Shopping Center 
and 1,000 a r e  expected t o  be employed by t h e  South Bay County Regional Cenrer., 

2.. .3 PURPOSE A N D  I:4TE?!T OF THE REDEVELOPMENT ?LAX 

The redevelopment of t h e  area i s  designed t o  q u a l i t a t i v e l y  upgrade t h e  a r e a ,  
provide t r a n s p o r t a t i o n  l inkages t o  t h e  e n t i r e  C B D ,  improve t r a f f i c  flow and 
provide jobs for  a  wide cross-sec t ion  of  t h e  populace. In t h i s  c o n t e x t ,  t h e  
following a r e  elements of  t h e  proposed plan: 

A .  Providing a  New Economic Base - Redevelopment of t h e  a rea  w i l l  channel e x i s t i n g  
marker p o ~ e n ~ ~ a l s  i n t o  a  pnased and e f f i c i e n t l y  manaqed t o t a l  p r o j e c t ,  and ob-. 
v i a t e  r e l i a n c e  upon i s o l a t e d  and unre la ted  p r i v a t e  d;velopment dec is ions  which 
usua l ly  have narrower aims 

3 .  Exis t ing  Environment - Redevelopment and rehabi l  i t a i t o n  should in t roduce  new 
@ZTita t ive  develooment i n t o  the  redevelopment a r e a ,  and thereby upgrade and 
s t rengthen  e x i s t i n g  development. 

C. New Develooment - Redevelopment of t h e  p r o j e c t  a rea  should n o t  be a  s i n ~ l e  
purpose arrangemenr of land  uses ,  bu t  a  combination of uses which f o s t e r  day 
and n ight t ime use o f  the  Central Business D i s t r i c t .  

D .  Re la t ionship  t o  Surroundinq Area - Redevelopment should s t r eng then  and provide. 
t r a n s i t i o n  t o  the surrounding a reas  as well as  c a t a l y z e  p r i v a t e  redevelopment 
and r e h a b i l i t a t i o n  which would match the  q u a l i t a t i v e  s tandards  proposed in thi..s 
p l a n .  The physical  redevelopment plan should provide o p p o r t u n i t i e s  for  proper 
l inkages  i n  terms o f  a r c h i t e c t u r e ,  land use and t r a f f i c  c i r c u l a t i o n  from t h e  
s i t e  t o  t h e  surr,ounding a rea .  

E Types of  Prooosed Redevelopment Actions - To a t t a i n  t h e  goal and ob jec t ives  of 
t h i s  plan,  t h e  renewal a c t i v i t i e s  t o  be undertaken might involve a c q u i s i t i o n  of 
l and ,  c learance  of  some s t r u c t u r e s ,  r e h a b i l i t a t i o n  by owner p a r t i c i p a n t s  or 
developers ,  t h e  removal and/or  i n s t a l l a t i o n  of  publ ic  improvements, t h e  under- 
grounding and/or  modif icat ion of pub l i c /p r iva t e  u t i l i t i e s ,  t h e  improvement 
of  the  t r a f f i c  c i r c u l a t i o n  system, t h e  add i t ion  of  more o f f . - s t r e e t  parking 
spaces ,  t h e  improvement of e x i s t i n g  parking l o t s ,  the  c losu re  of  some s t r e e t s ,  
and d i s p o s i t i o n  and/or l e a s e  of  land f o r  redevelopment f o r  t h e  type of reuse 
permit ted under t h i s  plan. I t  i s  the  aim o f  t h e  plan t o  s t i m u l a t e  p a r t i c i -  

. pation of  owners and merchants i n  order  t o  achieve and f a c i l i t a t e  implemen- 
t a t i  on ,. 



2 ? GOALS AND OEJECTI5,!ES 

The C e n t r a l  Business D i s t r i c t  i s  t h e  c o m m e r c i a l - c i v i c  focus  o f  t h e  Chula 
V i s t a  P l a n n i n g  area. The improvement and s t r e n g t h e n i n g  o f  t h i s  p o s i t i o n  and 
i t s  r e l a t i o n s h i p  t o  t h e  Town Cen t re  P r o j e c t  No. I i s  t h e  goa l  o f  t h e  proposed 
Redevelopment a c t i o n s .  The o b j e c t i v e s  o f  t h e  p l a n  a re :  

a,. E l i m i n a t e  b l  i c h t i n g  i n f l u e n c e s  and i n c o m p a t i b l e  1  and uses, improve  
t r a f f i c  c i r c u l a t i o n ,  and p r o v i d e  adequate p a r k i n g  f a c i l i t i e s .  

b. E l i m i n a t e  p l a n n i n g  and des ign  d e f i c i e n c i e s  i n c l u d i n g ,  among o t h e r s ,  
sma l l  and i r r e g u l a r  l o t  and b l o c k  s u b d i v i s i o n ,  e x c e s s i v e  s t r e e t s ,  
and economic and s o c i a l  d e f i c i e n c i e s .  

c. The s t r e n g t h e n i n g  o f  t h e  m e r c a n t i l e  p o s t u r e  o f  t h e  Regiona l  Center  
and t h e  improvement o f  r e t a i l  t r a d e  t h e r e i n  w i t h o u t  i n f r i n g i n g  on 
t h e  a d j a c e n t  r e s i d e n t i a l  areas. 

d .  The p r o t e c t i o n  o f  t h e  T o m  Cent re  P r o j e c t  No. I ,  Subarea 1, as t h e  
South 6 a y ' s  p r i n c i p a l  c e n t e r  f o r  s p e c i a l t y  goods and s e r v i c e .  

e. The r e t e n t i o n  and expans ion  o f  v i a b l e  l a n d  uses, commercial e n t e r -  
p r i s e s ,  and p u b l i c  f a c i l i t i e s  w i t h i n  t h e  a r e a .  

f. The a t t r a c t i o n  o f  c a p i t a l  and new bus iness  e n t e r p r i s e s  t o  t h e  a r e a .  

g. The comprehensive b e a u t i f i c a t i o n  o f  t h e  a rea  and i t s  b u i l d i n g s ,  open 
space, s t r e e t s c a p e ,  and s t r e e t  f u r n i t u r e .  

h. The p o s s i b l e  accommodation o f  f u t u r e  l o c a l  and r e g i o n a l  mass t r a n s i t  
and r e l a t e d  f a c i l i t i e s ;  improvement o f  o f f - s t r e e t  p a r k i n g  areas and 
p r o v i s i o n  f o r  a  m i n i - t r a n s i t  i n t r a - p r o j e c t  system. 

i. E s t a b l i s h  and implement per formance and des ign  s tandards  wh ich  ensure  
t h e  d e s i r e d  s i t e  des ign  and env i ronmenta l  qua1 i t y . .  T h i s  c o u l d  be  
accompl ished b y  p r o v i d i n g  i n c e n t i v e s  i n  areas r e l a t e d  t o  t h e  s p a t i a l  
r e l a t i o n s h i p  o f  open areas t o  b u i l d i n g  s t r u c t u r e s  ( p r i v a t e  and p u b l i c ) ,  
v a r i e t y  o f  b u i l d i n g  s i z e ,  b u l k  and s i t i n g ,  a c t i v i t y  areas,  p e d e s t r i a n  
spaces, and o t h e r  des ign  elements wh ich  p r o v i d e  u n i t y ,  i n t e g r i t y  and 
q u a l i t y  t o  t h e  e n t i r e  p r o j e c t .  

2,.  5 DEVELOPMENT PLAN CRITERIA 

A  manual f o r  t h e  purpose o f  e s t a b l i s h i n g  des ign  s tandards  i s  proposed and 
g u i d e l i n e s  w i l l  be developed. The p r e s e n t  des ign  r e v i e w  board  f o r  Town Cen t re  
P r o j e c t  No.. I, c o n s i s t i n g  o f  p r a c t i c i n g  p r o f e s s i o n a l s  ( i n  f i e l d s  r e l a t i n g  t o  
urban d e s i g n ) ,  r e p r e s e n t a t i v e s  f rom C i t y  s t a f f ,  and r e p r e s e n t a t i v e s  f r o m  t h e  
bus iness  c o r n u n i t y  i s  proposed t o  a d v i s e  t h e  a s s o c i a t e d  commit tees and t h e  
Agency as t o  adherence t o  t h e  des ign  s t a n d a r d s .  



1.  Plan Formulation Standards - Primary and a l t e r n a t e  land uses w i l l  be 
developed.. Land uses should be d e l i b e r a t e l y  loca ted  t o  encourage a  
v a r i e t y  of a c t i v i t i e s  w i th in  t h e  p ro jec t  area and t o  focus t h e  most 
a c t i v e  uses ( r e t a i l ,  commercial, r e c r e a t i o n a l ,  and cul t u r a l  ) a t  t h e  
pedes t r ian  l e v e l .  The l o c a t i o n  o f  t h e  South Bay County Regional 
f a c i l i t y  w i l l  be taken i n t o  cons idera t ion  in t h e  land use of planning 

2. Deve lo~nen t  I n t e n s i t y  - The i n t e n s i t y  of t h e  land uses proposed w i l l  
be c o m ~ a t i b l e  with the  C i t y ' s  Zoning Ordinance unless  otherwise 
s p e c i f i e d  i n  t h e  f i n a l  redevelopment plan. 

3 .  O ~ e n  Space - Open space a r e a s  should be designed throughout t h e  p r o j e c t  
t o  enhance t h e  pedes t r ian  flow.. There i s  a l s o  a  need f o r  add i t iona l  
open spaces t o  c r e a t e  a reas  of publ ic  a c t i v i t y  within the  p r o j e c t .  
This  could be accomplished through u t i l i z a t i o n  o f  small p l azas ,  cour t -  
yard  a r e a s ,  and o ther  innovat ive  methods t o  encourage publ ic  a c t i v i t y  
wi th in  t h e  p r o j e c t .  Designs should be c a r r i e d  o u t  three-dimensional l y  
with proper  cons idera t ion  of  l i g h t ,  shadow, wind, vege ta t ion ,  and 
paving m a t e r i a l ,  as well a s  r e l a t i o n s h i p  t o  surrounding b u i l d i n g s .  
Proper u t i l i z a t i o n  of  t hese  design c r i t e r i a  can make a  d i f f e r e n c e  be- 
tween usable open space and space of  l i t t l e  publ ic  a c t i v i t y .  

4 .  S?a t i a l  Rela t ionship  and Land Use - Land uses ,  bu i ld ing  i n t e n s i t i e s  
and open spaces should be c a r e f g l v  s i t e - ~ l a n n e d  t o  orovide v i sua l  , - ~ 

c o n t i n u i t y ' w i t h i n  the  p r o j e c t  a r ea -as  weli as  t o  c r e a t e  a t t r a c t i v e  
l inkages  from t h e  p r o j e c t  t o  ad jo in ing  p a r t s  of t h e  cen t r a l  a r e a  of  
the Ci ty .  Wherever a c t i v i t y  l inkages  a re  developed, commercial uses 
should be o r i e n t e d  t o  s t i m u l a t e  pedes t r ian  movement. The foca l  p o i n t ( s )  
should be kept  f r e e  of  extraneous i n t e r f e r e n c e  and a p p r o p r i a t e l y  
landscaped. Focal p o i n t ( s )  may conta in  a  water f e a t u r e .  

B.  Design Considerat ions ,- 'The p r o j e c t  plan s h a l l  be conceived as  a  hamonious 
composition of bui ld ings  and open space with t h e  purpose o f  i nco rpora t ing  
both h igh - r i se  and low-r i se ,  as  well as  o ld  and new s t r u c t u r e s . .  

1 .  Natural Environment - The plan should be c a r e f u l l y  conceived and 
designed in terms of t h e  na tu ra l  environment The elements of  sun ,  
wind, view o r i e n t a t i o n  and temperature a re  t h e  main elements of 
concern. S i t i n g ,  volume and mater ia l  should be c a r e f u l l y  chosen i n  
r e l a t i o n s h i p  t o  sun and shadow. Chula V i s t a ' s  temperate  c l ima te  allows 
o p p o r t u n i t i e s  t o  c r e a t e  an indoor/outdoor c h a r a c t e r .  

2 .  H i s t o r i c  Preserva t ion  - His to r i ca l  landmarks wi th in  t h e  p r o j e c t  a r ea  
whicn e x h i b i t  a r c h i t e c t u r a l  cha rac te r  of  a  unique na ture  should be 
given important cons ide ra t ion  i n  t h e  prepara t ion  of  t h e  redevelopment 
plan.  

3.. Archi tec tura l  Desiqn -. All a r c h i t e c t u r a l  elements through t h e i r  var ious  
f a c e t s ,  inc luding  d e t a i l i n q  and use of  m a t e r i a l s ,  should exoress  t h e i r  
use and funct ion .  



4 .  Cultural  Elenents  - Limited a c t i v i t i e s  of a  d e f i n i t e  c u l t u r a l  nature 
should take  p l ace  i n  and around t h e  p r o j e c t  a r ea , .  I t  i s  d e s i r a b l e  
t h a t  physical development of t h e  p ro jec t  r e f l e c t  t h e  d e s i r e  t o  expand 
these  a c t i v i t i e s .  Development proposals should i n d i c a t e  t h e  use of 
graphic  design and o t h e r  forms of a r t ,  along with an i n t e r p r e t a t i o n  
o f  t h e i r  r e l a t i o n s h i p  t o  the  t o t a l  p ro jec t  design.. 

5. Urban Design - The " f loo r"  of  a  p ro jec t  a rea  i s  an important  as  t h e  
design f e a t u r e  of t h e  bui ld ings .  All elements known as s t r e e t  
f u r n i t u r e ,  such as s t r e e t  l i g h t i n g ,  newspaper s t a n d s ,  t r a s h  c o n t a i n e r s ,  
f i r e  hydrants ,  te lephone booths, e t c . ,  must be t r e a t e d  as s p e c i a l  
o b j e c t s  of design. 

C.  C i r cu la t ion  - Movement of people and goods throughout t h e  p r o j e c t  should 
take  p lace  e a s i l y .  C i rcu la t ion  pa t t e rns  of d i f f e r i n g  t r a n s p o r t a t i o n  modes 
should be i n r e g r a t e d  and c o n f l i c t  a r eas  should be avoided. Ing res s  and 
egress  should be improved where poss ib l e  

1, Parkinq and Land Use - Major emphasis should be g i '~en  t o  pedes t r ian  
movement.. Ali parking should have easy access t o  open space ,  plaza 
a r e a s ,  and bu i ld ings  wi th in  t h e  p ro jec t .  Any in t e r im parking 
provided wi th in  t h e  p r o j e c t  should be developed r e a l i z i n g  t h a t  in  
t h e  event  a  s a t e l l i t e  parking program o r  a  parking s t r u c t u r e  program 
i s  implemented, those a reas  abandoned would be designated as  expansion 
areas .  Fu r the r ,  e f f o r t s  should be made t o  determine t h e  proper mix 
and loca t ion  o f  various types of  parking (e , .g .  p a r e l l e l ,  o f f - s t r e e t ,  
o n - s t r e e t ) .  

2 .  Transaor ta t ion  A1 though t h e  automobile can and wi l l  be accommodated, 
i t  would be d e s i r a b l e  t o  s tudy other  modes of t r a n s p o r t a t i o n  t o  
minimize pedes t r ian-vehic le  c o n f l i c t s .  A min i . - t r ans i t  veh ic l e  t rans-  
po r t a t ion  systsm s h a l l  be explored t o  provide f o r  add i t iona l  i n t r a -  
p r o j e c t  movement. In a d d i t i o n ,  t h e  proposed Metropolitan T r a n s i t  
Development Board's plans t o  provide mass t r a n s i t  v i a  r a i l  should be 
monitored s o  t h a t  t h e  Central Business D i s t r i c t  can be se rv iced  by 
t h i s  l i n e  ( e i t h e r  d i r e c t l y  o r  v i a  su r face  t r a n s i t )  when and i f  i t  i s  
opera t ing .  

'3. Linkages - The f i n a l  redevelopment plan should emphasize t h e  minimization 
of  pedes t r ian  and vehicular  c o n f l i c t  throughout t h e  C B D .  This can 
be f u r t h e r  accomplished i n  a  v a r i e t y  of ways, including but  not  
l imi t ed  t o  s t r e e t  c losu re  and cons t ruc t ion  of overhead walking and 
a e r i a l  s t r u c t u r e s  where warranted by bui ld ing  he ights .  In a d d i t i o n ,  
cons idera t ion  should be given t o  t h e  conveyance o f  a i r  r i g h t s  on 
r e t a ined  s t r e e t s  t o  the  c e n t e r - l i n e  of  s a i d  s t r e e t s ~  This would funct ion 
i n  a  manner t o  expedi te  t h e  requirement of ad jacent  developers t o  make 
s t r u c t u r a l  l inkages  from one development t o  another  t o  provide for  
p r o j e c t  i n t e g r i t y .  
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3.0 IgPACT ANALYSIS 

3 . 1  GEOLOGY A N D  SOILS 

3.1.. 1 P ro jec t  S e t t i n a  

Seismi ci t y  

Local Faul ts  

Special  Report 123, published by t h e  Ca l i fo rn ia  Division of Mines and 
Geology, was u t i l i z e d  as t h e  b a s i s  f o r  i n v e s t i g a t i o n  of  ear thquake 
f a u l t i n g  w i t h i n  t h e  Chul a  Vis ta  Planning area..  

There a r e  no apparent  f a u l t  t r a c e s  loca ted  wi th in  t h e  v i c i n i t y  of  t h e  
p r o j e c t .  The c l o s e s t  known f a u l t  i s  loca ted  1 . .5  t o  2.0 miles  w e s t ,  
underlying t h e  San Diego Bay. A l a r g e r  system, t h e  Sweetwater-. 
La Nacion zone, has been found t o  underly Chula V i s t a ' s  e a s t e r n  planning 
area  approximately 1.5 t o  3.0 mi les  e a s t .  Both systems a r e  north-south 
t rending  and a r e  considered p o t e n t i a l l y  act ive-low-potent i  a1 f a u l t s .  
Nei ther  has caused known earthquake damage i n  h i s t o r i c  t imes. .  

Two o t h e r  f a u l t s ,  both i n f e r r e d  b,y geophysical evidence,  a r e  suspected 
within t h e  Chula Vista area.  The Telegraph Canyon f a u l t  i s  be l ieved  
t o  l i e  o f f shore  west of t h e  J S t r e e t  Marina, perpendicular  t o  t h e  
San Diego Bay f a u l t .  I t  !.ras f i r s t  repor ted  by Lockheed i n  Report 
f20863. The Otay Valley f a u l t  i s  suspected of' t r a v e r s i n g  t h e  Otay 
Valley f a u l t  beneath alluvium s o i l s .  I t  i s  eas t -wes t  t r end ing  and 
r e f e r r e d  t o  in  Special Report 64,  published by t h e  Ca l i fo rn ia  Division 
o f  Mines and Geology. (Exhib i t  $3.1-1) 

Regional Faul t s  

Regional f a u l t s  could pose a  g r e a t e r  t h r e a t  t o  t h e  (:hula Vista  a rea  
than do loca l  f a u l t s  s i n c e  msny e p i c e n t e r s  have been recorded i n  
northern San Diego County. The San J a c i n t o  f a u l t  zone, l y ing  approxi- 
mately 65 miles  t o  t h e  n o r t h e a s t ,  i s  t h e  most a c t i v e  l a r g e  f a u l t  i n  
t h e  County. Seventeen earthquakes r e g i s t e r i n g  6.0 t o  7.0 on t h e  Richter  
s c a l e  have occurred along i t ' s  180 mile length  s i n c e  1890,. Several  
shocks have a l s o  been recorded along t h e  E l s ino re  f a u l t  zone l o c a t e d  
about  45 miles  n o r t h e a s t  of Chula Vista , .  Events measuring from 4.0 t o  
5.5 on the  R i c h t e r  s c a l e  have been reported.  The San Andreas f a u l t  i s  
l oca ted  f a r t h e r  from Chula Vista  (approximately 95 m i l e s ) ,  however, a  
h ighe r  maximum probable event  ( 8 , . 0  t o  8 . 5  R ich te r  s c a l e )  with a  recur-  
rence i n t e r v a l  of  40 t o  100 y e a r s  could be a n t i c i p a t e d .  

Soi 1 s 

The Seismic Element of  the  Chula Vista  General Plan i n d i c a t e s  t h a t  
most of t h e  C i t y ,  inc luding  t h e  s i t e ,  i s  p a r t  of t h e  San Diego Geologic 
Formation, a  quaternary  marine t e r r a c e  depos t .  "Soil  Survey, San Diego 
Area, C a l i f o r n i a " ,  i s sued  i n  1973 by t h e  United S t a t e s  Departnent of 
Agr icul ture  Soi l  Conversation Serv ice  and Forest  Serv ice ,  i n d i c a t e s  
t h a t  t h e  s o i l  over lay ing  the  San Oiego formation i s  p a r t  of t h e  Huerhuero- 
S t o c k ~ e n  Associat ion.  
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The Huerhuero s e r i e s  c o n s i s t s  of moderately well-drained loams t h a t  
have a  c lay  subsoi l  and were developed i n  sandy marine sediments, .  The 
s i t e  and surrounding area  a r e  s p e c i f i c a l l y  defined by t h e  So i l  Conser- 
vat ion Serv ice  pub1 i c a t i o n  as  "Huerhuero-Urban Land Complex, 2 t o  9 
percent  s lopes" . .  This complex occurs on marine t e r r a c e s ,  a t  e l e v a t i o n s  
t h a t  range from sea  l eve l  t o  400 f e e t , .  

3.1.2 Po ten t i a l  Imoacts 

The p r o j e c t  s i t e  w i l l  be exposed t o  ground shaking typ ica l  o f  Southern 
C a l i f o r n i a ' s  earthquake a c t i v i t y .  Souther C a l i f o r n i a  i s  w i th in  Seismic 
Risk Zone =3. Earthquakes wi th in  t h i s  zone a r e  a n t i c i p a t e d  t o  reach an 
i n t e n s i t y  equal t o  VIII on t h e  Modified Mercuric Scale (Exh ib i t  3. I - , ? ) , .  
There a r e  no p o t e n t i a l  impacts expected due t o  ground rup tu re  o r  l i q u i -  
f i c a t i o n .  

S o i l s  na t ive  t o  t h e  s i t e  have been found t o  be both e r o d i b l e  and 
expansive. 

3.1.3 Mit igat ion and/or A1 t e r n a t i v e s  

New conscruction within t h e  redevelopment a rea  w i l l  be s u b j e c t  t o  t h e  
Uniform Building Code which r equ i re s  adequate design t o  r e s i s t  f a i l u r e  
i n  t h e  even t  of pro jec ted  earthquake a c t i v i t y .  

Soi l  t e s t i n g  should be requi red  p r io r  t o  any new c o n s t r u c t i o n .  I f  
highly expansive s o i l s  a r e  encountered, removal from pad area  and 
replacement with s e l e c t ,  non-expansive m a t e r i a l s  should be requi red . ,  
A landscape plan u t i l i z i n g  p r o t e c t i v e  ground cover and s e l e c t e d  p l a n t  
m a t e r i a l s  should be incorpora ted  when e r o d i b l e  s o i l s  a r e  found t o  avoid 
heavy eros ion  and s i l t a t i o n . .  Plans should be s u b j e c t  t o  t h e  approval 
of t h e  landscape a r c h i t e c t . .  

3.1.4 Analysis of S ign i f i cance  

Po ten t i a l  impacts from adverse s o i l  condi t ions  can be mi t iga t ed  and no 
s u b s t a n t i a l  negat ive  e f f e c t  should r e s u l t .  

Ground shaking from t h e  area  earthquake f a u l t s  has t h e  p o t e n t i a l  t o  
cause s u b s t a n t i a l  damage t o  s t r u c t u r e s ;  however, required design cont ro l  
w i l l  reduce the  severeness of  damage and a  r e l a t i v e l y  s a f e  environment 
can be maintained. 

3.. 2 .- 'TOPOGRAPHY, DRAINAGE AND GROUNDI4ATER - 
3.2.1 P ro jec t  S e t t i n 9  

Topography 

The topography of  t h e  redevelopment a rea  i s  gene ra l ly  f l a t ,  s lop ing  
g e n t l y  sou theas t  t o  nor thwest .  Elevat ions range from 65 f e e t  above 
mean sea  leve l  a t  t h e  i n t e r s e c t i o n  of  I S t r e e t  and Fig Avenue i n  t h e  
s o u ~ h e a s t  t o  32 f e e t  AMSL a t  t h e  i n t e r s e c t i o n  o f  H S t r e e t  and :*ladison 
Avenue i n  t h e  northwest.  

Drainage P a t t e r n s  

The redevelopment area l i e s  within t h e  Central Drainage Basin as d i s -  
cussed i n  t h e  1964 s t o m  d r a i n  r e p o r t  prepared fo r  Chula Vista  by 
Lawrence, Foggs, F l o r e r  and Smith. 



The nor theas t  por t ion  of t h e  P r o j e c t  Area (no r th  of H S t r e e t )  d ra ins  i n t o  
a  49" x 33" CS?A and 18" x 18" PCC box north of the  Chula Vista i~ledical 
Center and d i r e c t s  t h e  flow northwest  through a 30" RCP t r a v e r s i n g  Chula 
Vista  J r .  High School. A 36" RCP t r ave r ses  Sears  parking l o t  and severa l  
s t r u c t u r e s  (42" t o  45" R C P ,  18" t o  21" RCP and 18" t o  30" R C P )  underly 
t h e  Broadway Shopping Center which d i r e c t s  t h e  flow west i n t o  a  48" and 
24" RCP l oca ted  in Broadway,, The flow then d isburses  t o  a  nor thern  course '  
e n t e r i n g  a  42" R C P  in  H S t r e e t ,  west of  Broadway and a southern course i n t o  
a  36" RCP underlying the  Nurseryland parking l o t , .  Drainage from t h e  
southernmost por t ion  of t h e  a rea  i s  c a r r i e d  v i a  s h e e t  flow on I S t r e e t  i n t o  
a  drainage s t r u c t u r e  under t h e  i n t e r s e c t i o n  of Broadway and I S t r e e t .  

Groundwater 

Numerous s o i l s  i nves t iga t ions  have been conducted within t h e  Pro.ject 
v i c i n i t y  and t h e r e  has been no ind ica t ion  of  a  high ground water  t a b l e .  
There a r e  no p r i v a t e  we l l s  nor  i s  t h e r e  any p u b l i c  draw o f  groundwater 
nea r  t h e  s i t e .  

3.2,2 Potent i  a1 Impacts, 

The Redevelopment Plan is  not  a n t i c i p a t e d  t o  r e s u l t  in  any impact r e l a t e d  
t o  change i n  landform, drainage or  groundwater. 

3.2. .3 Mi t iga t ion  and/or Al t e rna t ives  

None Required 

3.2.4 Analysis o f  S ign i f i cance  -- 

The areas  topography i s  r e l a t i v e l y  l e v e l .  Approximately 9 9 . 4 %  of  t h e  
p r o j e c t  s i t e  has been previously improved and graded.. Therefore,  new 
cons t ruc t ion  would not r equ i re  any s u b s t a n t i a l  grading o r  r e s u l t  in  any 
s u b s t a n t i a l  change i n  landform.. 

Drainage improvements a r e  gene ra l ly  adequate wi th in  t h e  p r o j e c t  a rea  
Expansion of  e x i s t i n g  uses or add i t iona l  cons t ruc t ion  wi l l  not  i nc rease  
run-off or  drainage volume s i n c e  t h e  p r o j e c t  i s  c u r r e n t l y  in a  developed 
s t a t e .  Any development t h a t  proposes t o  modify e x i s t i n g  improvements i t i l l  
be requi red  t o  provide replacement f a c i l i t i e s  with equal p ro tec t ion  a g a i n s t  
f looding  

3 . 3  LAND USE 

3.3.1 P ro jec t  S e t t i n g  

Exis t ing  Land Uses 

The primary e x i s t i n g  land use wi th in  t h e  p r o j e c t  a rea  involves  commercial 
development Approximately 65% ( 7 0 . 5  a c r e s )  of  t h e  s i t e  i s  developed 
with r e t a i l  commercial uses and about  11:: (12 a c r e s )  with s e r v i c -  cow,mer - 
cia1 uses.  

The Chula Vis ta  Shopping Center  e n t a i l s  t h e  g r e a t e s t  concent ra t ion  of 
r e t a i l  uses wi th in  t h e  p r o j e c t  a r ea ,  Sears  and t h e  Broad~vay being t h e  
l a r g e s t  of  t h e  department s t o r e s .  The c o m e r c i a l  c e n t e r  l oca ted  along 



the  north s i d e  of H S t r e e t ,  e a s t  of 5th Avenue cons i s t s  of a  wide 
va r i e ty  of  development involving r e s t a u r a n t s  and r ec rea t iona l  and 
se rv ice -o r i en ted  uses as  well as  a  wholesale merchandise o u t l e t  and 
several  small shops. Another commercial complex i s  loca ted  on t n e  
west s i d e  of  Broadway, south of  H S t r e e t .  Nurseryland i s  t h e  l a r g e s t :  
s i n g l e  component. Several boutique s t y l e  shops, personal s e r v i c e  
es tab l i shments  and a  bank comprise t h e  remainder of  the  c e n t e r .  A 
vacant ,  f o n e r  market i s  a l s o  in the a r e a .  

The bulk of t h e  v i c i n i t y ' s  f a s t  food r e s t a u r a n t s ,  s e r v i c e  ccmmercial 
and o f f i c e  uses a re  loca ted  along t h e  s t r i p  commercial p rope r ty  loca ted  
on the  north s i d e  o f  H S t r e e t  and west s i d e  of  Broadway. 

Several r e s iden ta l  developments a r e  within t h e  p ro jec t  boundar ies .  Most 
involve mul t ip l e  family s t r u c t u r e s  located along t h e  perimeter  o f  t h e  
area. .  S p e c i f i c  l oca t ions  a r e  shown on Exhibi t  43.3-1.. 

Quas i -publ ic  uses include t h e  Boys' Club a t  t h e  southeas t  corner  of 
5 th  Avenue and I  S t r e e t  and t h e  Bay General Hospital l oca ted  on the  
north s i d e  of  H S t r e e t  west of  Fourth Avenue. 

Exis t ing  land J se ,  zoning and general ulan summaries follow Exhib i t s  
$3. 3-2 and 3.3-3 graphical  1  y  d i sp lay  zoning and General Plan des ignat ions  

TABLE 1 

EXISTING L A N D  USE SUMMARY 
February, 1978 

Retai 1  Comerc ia l  70.,47 acres  ( 6 4  9?:) 
Serv ice  Commerci a1 11,.87 acres  (10.9Z) 
Resi dental 4 61 acres  (42:;) 
Quasi-Pub1 i c  5 . 8 6  acres  (5.4::) 
Vacant .63  acres  ( .58Z) 

Subtotal  93.44 zcres  (86:;) -. 
S t r e e t s  and Alleys 1 5 . 1 1  ac res  (14.0%) 

TOTAL 108.55 gross  ac res  

TABLE 2  

EXISTING ZONING A C R E A G E  SUi+lMARY 
February, 1978 

Central Comnercial ( C - C  & C-C-0) 63 36 ac res  
Commercial Off ice  (C-0 & C-0-P) 16.62 ac res  
Commercial Thoroughfare 12 93 ac res  
Resident ial  - Single-family 38 acres  
Resident ial  - two-family .15 ac res  

93.44 ac res  











TABLE 3 

EXISTING GENERAL PLAN ACREAGE SUMMARY 

Thoroughfare Commercial 12 45 acres 
Retail Commercial 64 69 acres 
Professional & Administrative 

Commercial 15.30 acres 

93.44 acres 

3.3.2 Potential Impacts 

New development or expansion of existing uses could produce higher 
density and bulkier structures within the project area. 

3 . 3  3 Mitigation and/or Alternatives 

Proposed development and/or expansion will be regulated by the Town 
Centre I1 Redevelopment Plan, Land Use Plan and applicable ordinances 
and policies.. (See proposed land use plan, Exhibit 83.3-4) 

3 3 . 4  Analysis of Sianificance 

The Redevelopment Plan is designed to revitalize existing uses within 
the project are? Development will be required to conform to the 
redevelopment land use plan promoting the project area as the principal 
regional shopping center of the South Bay 

3 4  BIOLOGY -. 

3.4,.1 Project Setting 

The area included in the Town Centre I1 Redevelopment Project is 
within tho City's urban core and has been developed for many years. 
Vegetation and wildlife that is present consists of decorative trees 
and landscaping and local birds that frequent the area. 

3 4 2 Potential Impacts 

None anticipated 

3 4 3 i4itioation and/or Alternatives 

None proposed 

3.4 4 Analysis of Significance - 

Since there is a general lack of wildlife present within the ue- 
development area, no impact on biological resources will occur. 



3.5 ARCHAEOLOGY AND HISTORY 

3 5 . 1  P ro jec t  S e t t i n o  

Archaeoloqv 

An archaeologica l  records search  of t h e  Chula Vista  Planning a rea  
was conducted i n  1975 i n  conjunct ion  with t h e  Federal Community 
Block Grant Program.. The Museum of  Man and t h e  Anthropo1og.y Depart- 
ment of  San Diego S t a t e  Univers i ty  were consul ted  and both ind ica t ed  
t h a t  t h e r e  a r e  no known archaeologica l  resources  present  within t h e  
Chula Vista urban core .  

His tory  

During t h e  l a t e  1800's and e a r l y  l90O1s ,  a  l a r g e  por t ion  of  t h e  
redevelopment a rea  (40-45%) was c u l t i v a t e d  f o r  t h e  production of 
c i t r u s .  Orchards were loca ted  a t  t h e  southwest corner  of H S t r e e t  
and Broadway, a long the north s i d e  of  H S t r e e t  between 4 th  and 5 th  
Avenues and on t h e  major por t ion  o f  t h e  Sea r s '  Department S t o r e  
s i t e .  The Chula Vista orchards  played an i n t e g r a l  r o l e  i n  t h e  
founding and development of t h e  Ci ty .  

Most of  t h e  orchards  and orchard houses have been replaced by urbani -  
za t ion . ,  A few o l d e r  homes a r e  loca ted  along t h e  o u t l i n e  of t h e  general 
p r o j e c t  a rea  and one l a r g e ,  i n t e r e s t i n g  house i s  loca ted  within t h e  
p r o j e c t  boundary a t  455 I S t r e e t , .  None of  t h e s e  s t r u c t u r e s  have been 
documented a s  "Chula Vis ta  Orchard Homes," however, and l i t t l e  i n -  
formation regard ing  their h i s t o r y  i s  a v a i l a b l e .  

3 , ,5 , .2  Po ten t i a l  Impacts - 

None a n t i c i p a t e d .  

3 . 5 . 3  Mi t iga t ion  and/or Al t e rna t ives  

None proposed. 

3 . 5 . 4  Analysis  of S iqn i f i cance  

Since t h e r e  i s  no ind ica t ion  t h a t  any archaeological  or h i s t o r i c a l  
s i t e s  e x i s t  w i th in  the  p r o j e c t  v i c i n i t y ,  no adverse e f f e c t  on such 
resources  i s  a n t i c i p a t e d  t o  occur.  

3 . 6  - TRANSPORTATION A N D  ACCESS 

3 . .6 .1  P ro jec t  S e t t i n u  

Exis t ing  S t r e e t  Pa t t e rns  and Access 

'Three major rou te s  and severa l  loca l  s t r e e t s  provide access  i n t o  and 
through t h e  p r o j e c t  a r e a .  The c i r c u l a t i o n  system fo l lows a b a s i c  



gridiron patter'n (Exhibit 3.6-1 ) .  

"H" Street bisects the project in an east-west direction and is 
a main linkage between residential Chula Vista and the urban core.. 
This major thoroughfare provides access to both interstate 5 and 
1-805, Rohr Industries, Bay General Hospital and Medical Center and 
of course, the Chula Vista Shopping Center. The site for the future 
County Court Complex is also located on the south side of "H" Street 
at 3rd Avenue.. (See Exhibit g3.6-2 for existing traffic volumes..) 

Broadway, Chula Vista's major thoroughfare commercial avenue, traverses 
the western portion of the project area Approximately 18-20,000 
vehicles per day utilize Broadway in the vicinity of "H" S ~ r e e t  

Fourth Avenue traverses the eastern extension of the Town Center I1  
project. Although Fourth Avenue is primarily developed with 
residential uses, it serves as a truck route and accommodates 
approximately 18,000 vehicles per day within the project locale. 

E x i s t i n g 8  and Circulation 

Intersections are the constraint on how much traffic an existing 
circulation system can accommodate Therefore, peak hour turning 
movement counts (12:OO-1 :00 p.m. and 4:OO-5:00 p m.) were taken at 
six intersections in or near Town Centre I1 to determine how much 
of the capacity at these intersections is presently being utilized 

The analysis method used is Intersection Capacity Utilization (ICU), 
which is a technique for estimating the overall level of service at 
an intersection based on traffic volumes and intersection geometries,. 
This method compares lane volumes (left, through and right) against 
lane capacities, then sums the ratios for the different movements and 
when the total is less than 1.0, the intersection is operating at less 
than capacity. The following is a discussion of level of service and 
a comparison of level of service to ICU values. 

Level of Service - 

Level of Service 

A,B 

- Condition of Free Flow 
- Condition of Stable Flow 
- Condition Approaching Unstable 

Flow 
- Unstable Flow; Volumes near or 

at Capacity - Forced Flow; Stoppages May 
Occur for Long Periods of Time 

0.74 and below 
0.75 - 0.84 
0.85 - 0.94 
0.95 - 1 04 
1 .05 and qreater 



Using t h i s  method, the fol lowing ICU values were ca l cu la t ed  us ing  
e x i s t i n g  volumes and qeometrics: 

TABLE 4  

ICU (Level of  Serv ice)  

1Z-lp 4-5p 

Broadway/"H" S t r e e t  0 . 8 7  
Broadway/"In S t r e e t  0 . 5 9  
Fourth Avenue/"HU S t r e e t  0 .91  
Fourth Avenue/"In S t r e e t  0.48 
F i f t h  Avenue/"HU S t r e e t  0.61 
F i f t h  Avenue/"I1' S t r e e t  0  48 

(Dl 0 . 9 0  ( 0 )  
( A )  0 . 5 0  (A) 
( 0 )  0..87 ( D )  
(A) 0,.50 (A) 
(A) 0 .61  ( A )  
(A) 0 .51  (A) 

3..6.2 Potent ia l  Impacts 

A s tudy of t r a f f i c  flows on s t r e e t s  ad jacent  t o  t h e  Chula Vis ta  
Shopping Center and major i n t e r s e c t i o n s  w i t h i n  t h e  p r o j e c t  v i c i n i t y  
was undertaken. (See Appendix A f o r  s t u d y . )  To f a c i l i t a t e  such an 
a n a l y s i s  c e r t a i n  a l t e r n a t i v e  methods of redevelopment were d iscussed:  

1 .  S t a t u s  Quo - F i f t h  Avenue open/ E50,000 square f e e t  g ross  
l e a s e a b l e  f l o o r  a rea  (GLA) i n  Chula Vista  Shopping Center  

2. Closure o f  F i f t h  Avenue between "H" and " I "  S t r e e t s ;  a d d i t i o n  
of about  140,000 square f e e t  GLA in  t h e  Chula Vista Shopping 
Center.  

3 .  F i f th  Avenue open ( t u n n e l ) ;  add i t ion  of  about 140,000 square  
f e e t  GLA i n  t h e  Chula Vista Shopping Center.  

4. Closure of  F i f t h  Avenue between "H" and " I "  S t r e e t s ;  a d d i t i o n  
of about 200,000 square f e e t  GLA i n  t h e  Chula Vista Shopping 
Cen te r .  

The t h r e e  Town Centre I1 redevelopment a l t e r n a t i v e s  ou t l ined  \ )ere  
analyzed based on t h e  fol lowing d i s c u s s i o n .  

In A l t e r n a t i v e s  2 and 4 ,  t h e  through t r a f f i c  using F i f t h  Avenue was 
assumed t o  use t h e  nearby p a r a l l e l  north-south rou te s  - Broadway and 
Fourth Avenue - based on t h e  loca t ion  ,of t h e  address  of  t h e  r e g i s t e r e d  
owners -- t h a t  i s ,  those veh ic l e s  r e g i s t e r e d  t o  owners l i v i n g  e a s t  of  
F i f t h  Avenue were assumed t o  use Fourth Avenue and those r e g i s t e r e d  
t o  owners l i v i n g  west of  F i f t h  Avenue were assumed t o  use Broadway,, 

In Al t e rna t ives  2 ,  3  and 4 ,  t h e  add i t iona l  t r i p s  generated by an 
expansion of  t h e  shopping c e n t e r  were d i s t r i b u t e d  on t h e  b a s i s  o f :  

1~  Driveway u t i l i z a t i o n  da ta  c o l l e c t e d ;  
2 .  Geographic r e s i d e n t i a l  development i n  Chula Vis ta ;  
3~ 1-5 and 1-805 freeway connect ions.  

Estimated shopping c e n t e r  t r a f f i c  d i s t r i b u t i o n  percentages a r e  shown 
on Exhib i t  3 6 - 3 ,  



Using estimated trip generation rates, the expanded shopping center 
would be expected to generate the folloiwng number of trips: 

TABLE 5 

Projected Trip Generation 

Trips Generated 

Chula Vista Sho~oinq Center 24-hour peak hour 

Existing 32,400 3,250 
Expansion by 140,000 sq. ft. 39,340 3,950 

GLA (Alternatives 2 & 3) 
Expansion by 200,000 sq. ft. 42,330 4,250 

GLA (A1 ternative 4) 

If Fifth Avenue were closed (in Alternatives 2 & 4), it is estimated 
that 2,000 and 3,600 (through traffic) trips a day would be diverted 
to Broadway and Fourth Avenue respectively These volumes of diverted 
through traffic and the additional traffic generated by the shopping 
center expansion were added to the existing peak hour volumes and the 
ICU's recalculated for each redevelopment alternative at the nearby 
intersections Results are shown on Table 6. 

Table 6 shows that if Fifth Avenue were closed and the shopping center 
expanded (either 140,000 or 200,OO sq. ft. GLA), the intersection of 
Fourth Avenue/"HU Street would be operating at capacity during the 
noon peak hour. This means that traffic would encounter significant 
delays and could have to wait through several traffic signal cycles 
(up to 2 minutes/cycle) at this intersection 

The intersection of Broadway/"HU Street would also experience similar 
conges~ion during both noon and evening peak hours. 

The analysis shows if the shopping center were expanded and Fifth Avenue 
closed, these additional resulting impacts will occur: 

1.. The estimated increase in vehicle miles travelled (VHT) caused 
by the more circuitous routes necessary for through traffic on 
Fifth Avenue is 0.50-0.75 mil lion miles/year. 

2. If Fifth Avenue is closed and replaced by an expanded shopping 
center parking lot, the accident rate (between "H" and "I" 
Streets) would be eliminated. However, there would be an 
increase in accidents at nearby intersections due to higher 
traffic volumes. It is not possible to estimate the accident 
rate in the expanded parking lot 

3 .  The closing of Fifth Avenue would increase emergency vehicle 
response time (estimated 2-3 minutes) to areas immediately 
adjacent to Fifth Avenue both north of "H" Street and south of 
"I" Street. 



4. The expansion of the Chula Vista Shopping Center would decrease 
the ratio of parking spaces per 1,000 sq.. ft,. GL.A from the 
existing 5.:39 to 4.67 and result in higher use of adjacent 
on-street parking during periods of peak activity at the 
shopping center (e.g. Christmas). 

5. 'The expansion of the Chula Vista Shopping Center would permit 
redesign of the substandard parking lot (with respect to aisle 
width, stall layout, etc.) west of Fifth Avenue to provide 
for better internal circulation and facilitate vehicle parking. 

6. The existing traffic signals at Broadway/"IM Street, Fourth 
Avenue/"IU Street, and Fifth Avenue/"HU Street are two-phase, 
fixed-time signals which permit both north-south and east-west 
progression, but inhibit left turning vehicles,. As approach 
volumes at an intersection increase, there are more conflicts 
between through and turning movements and it is advisable to 
install a fully-actuated signal when the ICU becomes 0,.75 or 
greater.. 

TABLE 6 

Projected Intersection Levels of Service 

8ro?dr.iay/"rw StrceL - 
: .:z;: :gcr E:.'~.; d__;nc ; i l t~=13 te  2 ;i1:2r?1?2 3 >l:2~?.?:n -- 4 .  

12:oo- 1 : o o  :.:a,, 0 . 8 7  (Dl 0 . 5 6  (f) 0 . 5 1  ( 3 )  1 2 3  ( 5 1  
::as- 5:OO ? z . ,  0 , . ? 0  ( D l  0 . 5 7  If) 0 . 5 1  ( D l  1 2 : .  ( 5 )  

F o u r t h  A v e n u e i M I "  S t r e e c  



7. As previously mentioned, intersections are the constraint cn 
the volume of traffic the existing circulation system can 
accommodate. However, the resulting increase in traffic on 
Br0adwa.y and Fourth Avenue from the closing of Fifth Avenue 
and the expansion of the shopping center would not create 
capacity problems between intersections on these arterial streets 
but would increase the need for: 

a Additional turn lanes at Broadway/"HM Street and Fourth 
Avenue/"HU Street - The through traffic at these inter- 
sections is seriously restricted by the necessity of riqht 
turning traffic to uie the through-lanes to make-their ' 
turns 

b,. Raised curb median on Broadway - An increase in traffic on 
this arterial would reduce the effectiveness of the existing 
two-way left turn lane (particularly between "H" and "I" 
Streets). The two-way left turn lane becomes ineffective 
when there is a high number of left turns being made,. This 
condition is reflected by the high number of accidents on 
Broadway between "H" and "I" Stree-s and will worsen with 
additional traffic,. 

c.. A two-way left-turn lane of Fourth Avenue will be necessary 
to provide storage for turning vehicles and maximuze the 
flow of through traffic. Left turning vehicles into the 
driveways along Fourth Avenue between "H" and "I" Streets 
presently inhibit through traffic in the center lane on this 
arterial street. Additional traffic on Fourth Avenue that 
could be generated by the redevelopment alternatives would 
require this striping modification and the necessary 
elimination of owstreet parking. 

Cumulative Impact 

'The traffic study prepared for this MEIR analyzes potential impacts 
on circulation based on the alternative methods of redevelopment 
presented. It does not take into account increases in traffic volumes 
from the 2-.3 percent/,year normal arowth and the South Bay County Court 
Facility which may occur before Town Centre I1 could be implemented 
(extimated 3-4 years). 

With the construction of the South Bay County Court Facility, traffic 
volumes during the peak hours will be at or near the capacity which 
can be accommodated (given existing geometrics) at the intersections 
of Fourth Avenue/"HU Street and Broadway/"HN Street. Additional 
traffic generated by Town Centre I1 could create significant delays 
at these intersections This may result in traffic being diverted to 
other (and often more circuitous) routes in order to avoid congestion 
The am-ount of traffic diverted or its specific impact on the circulation 
system is not possible to estimate 
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3.6..3 ilitioation and/or A1 ternatives 

The following actions would increase the capacity at Fourth Ave / 
"H" Street and Broadway/"HU Street and are necessary to make 
these intersections operate at a desirable level if Fifth Ave. 
were closed and the shopping center expanded: 

1. The provision of a southbound right turn only lane on Fourth 
Ave. at "H" Street will reduce the ICU values between 0 10- 
0.12 for both existing and redevelopment alternatives as shown 
in Table 6. Thus, this intersection would then be operating 
at level of service D or better. 

2. The provision of right turn only lanes on " H "  Street at 
Broadway would reduce the ICU values 0.12-0.15 at that 
intersection and this intersection would then be operating 
at level of service D or better. 

Implementation of a public transit program is vital toward the 
mitigation of potential circulation impacts Mass transit and 
shuttle buses (or similar public transportation service) 
coordinated between the proposed MTDB system and adjacent project 
areas such as Town Center I, the County Court Complex, the 
Chula Vista Medical Center and Chula Vista Civic Center should 
be thorooghly investigated and implemented where improved 
circulation would result. 

Improved bicycle routes which yovide minimum conflict between 
cyclists and motor vehicles should also be investigated and 
implemented where feasible 

3 . L . 4  Analysis of Siqnificance 

The traffic analysis indicates that serious adverse effects on 
traffic circulation within Town Centre I1 could occur if re- 
development similar to alternative $2 or #4 occurs; specifically, 
the closure of 5th Avenue in conjunction with a major expansion 
of the Chula Vista Shopping Center. If such alternatives were 
implemented, an additional 7000 to 10,000 vehicle trips per day could 
occur within the area,. This could result in adding 700 to 1000 
trips during peak hours to already conjested intersections in the 
vicinity.. Level of service at two major intersections, Broadway/ 
"H" Street and Fourth Avenue/"Hn Street, could be significantly 
lowered.. Increased conjestion, a higher rate of traffic accidents 
and delayed access to emergency medical facilities could result. 
Mi tigation proposed could reduce the degree of significance of 
impacts anticipated. Broadway/"HU Street and Fourth Avenue/"Hn 
Street could maintain its existing D level of service if additional 
turr: lanes were provided.. However; feasibility of this action 
due to physical constraints is questionable. A well coordinated 
public transit service has the potential to reduce ADT within the 
project vicinity substantially. Cumulative traffic impacts 
anticipated to occur due to adjacent projects could also be 
reduced significantly by means of inter-project public trans- 
portation. 



3.7 AIR QUALITY AND CLIKATE 

3.7.1 Project Setting 

Cl imate 

Chula Vista enjoys a semi-arid mediterranean climate characterized 
by mild winters and cool summers with gentle prevailing windso 
from the northwest. Temperatures range from an average of 55 F 
during January to 70'~ during August Average rainfall from 
1940 to 1970 has been 10 inches/year. (See Exhibit 3.7-1 for 
additional climatic data.) 

Air Ouality 

The redevelopment project lies within :he San Oiego regional air 
basin. Air quality in the S D. basin is influenced by climatic 
conditions resulting in a low mixing height :ram ground level to 
a low inversion layer, low wind speed for horizontal mexing, 
little rain and a great deal of sun light. The Environmental 
Protection Agency has shown, through study, that atmospheric 
condition which most frequently contribute to adverse air quality 
occur at San Diego and Santa Monica more often than the remainder 
of the Continental United States. 

The San Diego County Air Pollution Control District (SOAPCD) 
maintains ten monitoring stations throughout the region,. The 
station nearest the piaoject site is located at 100 East J Street, 
Chula Vista. Table 7 presents pertinent data relating to 
pollutant levels likely to exist in the Chula Vista area. Exhibit 
3..7-2 delineates isoplots fcr the number of days the Federal 
Oxidant Standard (8ppm) was exceeded regionally in 1976. 

TABLE 7 

Existing Air Quality - 

Pollutant (Standard) 

Oxidant ( .08 ppm, 
1 hour average) 

CO ( 9 ppm, 8 hour 
average)* 

Non-Methane HC ( .24 
ppm, 3 hour average) 

ND ( .25 ppm, 1 hour 
$verage)** 

Number of Days Federal 
Standards Exceeded 



* Chula Vista data not available 1973-74, San Deigo Downtown 
data was used. 

** State of California Standard, no Federal Standards available 

Localized Emissions 

An analysis of vehicle traffic generating from existing land uses 
within the Town Centre I1 was conducted to estimate the amount of 
vehicle emissions generated over a 24 hour period These cal- 
culations were then compared with Chula Vista's contribution 
to the San Diego Air Basin and total amount of emissions daily 
within the air basin. The results of the analysis are shown on 
Table 8.. 

TABLE 8 

Emissions from Existing Traffic 
within Town Centre I1 

1978 

TCII % relative TCII % relative 
TCII Emissions to C.V. contribution to total S D .  

Pollutant - tonlday to S.D. air basin - air basin 

Carbon 
Elonoxide 11.3 

Hydrocarbons 1.46 10.2% .. 5 1 2 

Nitrogen 
Oxides 
(Nox as NO2) 1 ,.39 1 1 .. 2% 
Particulates ..21 4.3% .22% 

Oxides of 
sulfur .07 

3.7.2 Potential Impacts 

As discussed in Section 2.4 of this report, the redevelopment 
project is directed to the revitalization of Chula Vista's 
regional shopping area. Improvement and expansion of existing 
facilities will undoubtedly result in increased vehicle traffic 
and related emissions unless a successful public transportion 
service is provided. Until specific plans for rehabilitation and/or 
expansion are submitted, the increase in emissions and degree of 
impact on the micro-environment as well as the region can not be 
accurately determined.. Calculations based on the Town Centre I 1  



t r a f f i c  a n a l y s i s  (Appendix A and Sect ion 3 6 2 of th i s  r e p o r t )  and 
a l t e r n a t i v e  methods of  redevelopment presented were conducted, 
c e r t a i n  e s t ima tes  were determined and general po ten t i a l  impacts 
discussed 

1 .  Sample t r a f f i c  counts taken on F i f t h  Avenue between 
"H" and " I "  S t r e e t s  concluded t h a t  approximately 57:; 
o f  t h e  northbound and 36% of t h e  southbaound t r a f f i c  
i s  through t r a f f i c .  All t r a f f i c  between 9 p , . m ,  and 
9 a.m. on weekdays and 5 p..m.. and 9 a.m.. on weekdays 
was assumed t o  be through  traffic^ I f  a l t e r n a t i v e  $2 
o r  54, involving t h e  c losu re  of  5 th  Avenue, were 
implemented, an inc rease  i n  VMT (veh ic l e  miles  t r a v e l l e d )  
could r e s u l t .  Due t o  more c i r c u i t o u s  routes  necessary 
f o r  through t r a f f i c  on 5th Avenue an inc rease  of 5 0 - . 7 5  
mi l l i on  miles  t r a v e l e d l y e a r  could occur .  A summary o f  
i nc rease  in p o l l u t a n t s  l e v e l s  (tons1da.y) from re rou t ing  
i s  shown on Table 9 , .  

2. The t r a f f i c  a n a l y s i s  i n d i c a t e s  t h a t  a l t e r n a t i v e  +2 and 
#4 would genera te  approximately 7000 and 10,000 new 
veh ic l e  t r i p s / d a y  r e spec t ive ly  within t h e  p r o j e c t  a r ea  
Increase  i n  emissions due t o  t h e s e  addi t ional  t r i p s  
i s  shown on Table 9 .  Incremental i nc reases  in  Chula 
V i s t a ' s  con t r ibu t ion  t o  the  San Diego Air Basin and 
r e l a t i v e  t o  t o t a l  d a i l y  emissions within t h e  San Diego 
Air Basin a r e  shown on Table 1 0 .  

'TABLE 9 

Projected Increase i n  Emissions 

Tons/Day Tons/Day 'ions/Day 
Reroutino A1 t ,, 2 A l t .  +4 

(1 370-205s (21,000 (30,000 
Pol 1 u t a n t  VMTlday) VMTlday) VMTldad 

Carbon 
Monoxide ,043-.  064 651 9 3 

Hydrocarbons ,006-.  008 .084 ,120 

N i  t roqen 

P a r t i c u l a t e s  .. 0008- .. 001 ,012 ,017 

Oxides of  
s u l f u r  .000:3- ,, 0004 ,004 ,, 006 



TABLE 10 

P r o j e c t e d  I n c r e m e n t a l  
I n c r e a s e  i n  En;oissionsi 

I n c r e m e n t a l  I n c r e a s e  i n  Inc rementa l  I n c r e a s e  
Chu la  V i s t a ' s  C o n t r i b u t i o n  r e l a t i v e  t o  S,.D,. 

Po1 1  u a n t  t o  S.D. A i r  B a s i n  A i r  B a s i n  
A l t  =2 A l t  $4 A l t  =2 A1 t =4 

Carbon 
Mon ox i de 1  .. 1  % 1  .. 5  ?: i n s i g n i f i c a n t  i n s i g n i f i c a n t  

RHC .. 59% - 8 8 2  i n s i g n i f i c a n t  i n s i g n i f i c a n t  

N i t r o g e n  
Oxides .. 68% .96:L i n s i g n i f i c a n t  i n s i g n i f i c a n t  

P a r t i c u a l  t e s  .27% .35% i n s i g n i f i c a n t  i n s i g n i f i c a n t  

Oxides o f  
S u l f u r  .22% .39% i n s i g n i f i c a n t  i n s i g n i f i c a n t  

* P e r c e n t  o f  i n c r e a s e  i n c l u d e s  t o t a l  'Tons/day g e n e r a t e d  b y  i n c r e a s e d  
t r a f f i c  e s t i m a t e d  f o r  a l t e r n a t i v e  p l u s  i n c r e a s e  due t o  r e r o u t i n g .  

I t  i s  c l e a r  t h a t  t h e  p r o j e c t s d  t r a f f i c  i n c r e a s e  f r o m  expans ion  and r e -  
r o u t i n g  o f  F i f t h  Avenue t h ~ o u g h  t r a f f i c  w o u l d  have no  s i g n i f i c a n c e  
r e l a t i v e  t o  amb ien t  a i r  q u a l i t y  w i t h i n  t h e  San Diego A i r  B a s i n  How- 
e v e r ,  i n c r e a s e d  t r a f f i c  and i n t e r s e c t i o n  de lays  c o u l d  r e s u l t  i n  an 
5..8% i n c r e a s e  ( a l t e r n a t i v e  #2) and 8.2% i n c r e a s e  ( a l t e r n a t i v e  =4) i n  
emiss ions  w i t h i n  t h e  p r o j e c t s ' s  m ic ro -env i roment .  

P r o j e c t e d  Inc rementa l  I n c r e a s e  
i n  Emissions R e l a t i v e  t o  t h e  

Town Cen t re  I 1  M ic ro -Env i roment  

E s t i m a t e d  
E x i s t i n g  I n c r e a s e  

P o l l u t a n t  ~ o n s / ~ a i  Tons/Day_ 
A l t  52 A1 t #4 

Carbon 
Monoxide 

RHC 1.46 .84 , 1 2 0  

N i  t vogen  
Oxi  des 

P a r t i c u a l  t e s  .21 , 0 1 2  .017 

Oxides o f  
S u l f u r  



3 .  Generation of  dus t  and o ther  p a r t i c u l a t e  matter  during 
recons t ruc t ion  or expansion opera t ions  would c o n t r i b u t e  
t o  t h e  degradation of  l o c a l i z e d  a i r  q u a l i t y  

3 . 7 . 3  Mi t i a a t i o n  and/or A1 t e r n a t i v e s  

Good engineer ing  p r a c t i c e s  should be implemented t o  reduce t h e  
genera t ion  of p a r t i c u l a t e  m a t t e r  during any cons t ruc t ion  phase. 

Mi t iga t ion  r e l a t i v e  t o  t r a n s i t  programs i n  s ec t ion  3.6.3 of t h i s  
r e p o r t  a l s o  app l i e s  t o  the  reduct ion of  impacts on a i r  qua l i ty . .  

The following methods of reducing VMT, thereby l i m i t i n g  t o t a l  amount 
of  emissions disbursed i n  t h e  p r o j e c t  a rea  should be f u l l y  i n v e s t i -  
ga ted  and implemented where f e a s i b l e .  

1.. Promotion of employee c a r  pools.  

2. Company van pools. 

3. An i n t e r  p r o j e c t  s h u t t l e  bus system ( o r  s i m i l a r  type s e r v i c e )  

4. Expansion of  t r a n s i t  s e r v i c e  t o  accommodate regional  
shopping s e r v i c e  area. 

5 .  T r a n s i t  and s h u t t l e  s e r v i c e  coordinated with t h e  proposed 
MTDB system 

6 .  Improved b icyc le  routes  within t h e  p r o j e c t  a rea  t o  encourage 
b i cyc le  use. 

7. Promotion of  b i cyc le  r en ta l  s e rv ices . .  

8. Promotion of mail o r d e r ,  te lephone order and home d e l i v e r y  
se rv ices .  

3 . 7 . 4  Analysis of S igni f icance  

Impacts due t o  cons t ruc t ion  a c t i v i t i e s  a r e  o f  a  temporary n a t u r e .  
E f fec t ive  engineering p r a c t i c e s  w i l l  reduce adverse e f f e c t s  t o  an 
i n s i g n i f i c a n t  l eve l .  

Increase  i n  VMT, ADT and i n t e r s e c t i o n  delays es t imated  t o  occur  from 
a l t e r n a t i v e s  s i m i l a r  t o  those  d iscussed  w i l l  not  s e r i o u s l y  impact 
regional  a i r  qua1 i  ty.  The micro.-environment could ,  however, s u s t a i n  
s i g n i f i c a n t  a i r  q u a l i t y  degradat ion i f  m i t i g a t i o n  measures a r e  not  
implemented. This i s  p a r t i c u l a r l y  t r u e  when considering add i t iona l  
veh ic l e  t r a f f i c  from major development in  ad jacen t  p r o j e c t  a r e a s  
( i e .  County (:our t Complex, Third Avenue Redevelopment). 

Until s p e c i f i c  development and/or expansion of land uses a re  d iscussed  
p o t e n t i a l  impacts can not  be a n t i c i p a t e d .  When s p e c i f i c  plans fo r  
redevelopment become a v a i l a b l e  s t a t i o n a r y  sources of a i r  q u a l i t y  !.!ill 
be addressed 
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3.8.1 P ro jec t  S e t t i n g  

There i s  no s i g n i f i c a n t  source of  s t a t i o n a r ~ y  noise within t h e  s t u d y  
area..  l lehicular  t r a f f i c  i s  t h e  primar:y source of  e x t e r i o r  no i se .  
The "noise  element" of  the  Chula Vista General Plan i n d i c a t e s  t h a t  the  
ground t r a n s p o r t a t i o n  noise  l e v e l s  within the  p r o j e c t  a r ea  ranged 
from 60 t o  65dSA i n  1973. Projected 1995 noise  l e v e l s  f o r  the  a rea  
a r e  a n i t c i p a t e d  t o  decrease t o  an average of  60dSA. The p r o j e c t e d  
decrease i s  a t t r i b u t e d  t o  noise  abatement requi red  t o  be implemented by 
1982. 

A survey of ambient noise  l e v e l s  a t  f o u r  loca t ions  wi th in  the  Town 
Centre I 1  p r o j e c t  a rea  was conducted f o r  t h i s  r epor t  u t i l i z i n g  t h e  
SWING method o f  ana lys i s .  Adjustments were made f o r  noise  l e v e l s  
surveyed a t  i n t e r s e c t i o n  loca t ions  by using t h e  U.S. Department of 
T r a n s p o r t a t i o n ' s  PPM 90-2 methodology. Exhib i t  X 3.8-1 shows 
survey loca t ions  and est imated Ldn l e v e l s  measured a t  a  d i s t ance  o f  
approximately 20-30 f e e t  f r c n  t h e  c e n t e r  l i n e  of the  nea res t  t r a v e l  
1 ane .. 

3 .8 .2  Po ten t i a l  Imoacts -- 
Improvement and/or expansion of Town Centre I 1  would cause an inc rease  
i n  veh ic l e  t r i p s  i n t o  t h e  p r o j e c t  area.  In  t u r n ,  a  higher  no i se  l eve l  
would r e s u l t  depending on t h e  i n t e n s i t y  of the  addi t ional  flow.. 

S ince  the  p r o j e c t  a rea  i s  predominantly comprised of non-res identa l  
uses no s u b s t a n t i a l  impact on new development due t o  veh ic l e  genera ted  
noise  i s  a n t i c i p a t e d  t o  occur. Ex te r io r  noise  l e v e l s  during peak hour 
t r a f f i c  could prove t o  be unpleasant  f o r  pedes t r i ans  u t i l i z i n g  s t r e e t - .  
s i d e  walkways , however. 

3 . 8 . 3  :,1i t i g a t i o n  and/or A1 t e r n a t i v e s ,  

I n t e r i o r  pedes t r ian  ways could be s u b s t i t u t e d  f o r  e x t e r i o r  s idewalks ,  
where f e a s i b l e ,  and e x i s t i n g  right-of-,way could be converted i n t o  
per iphera l  landscaped areas .  

3..8.4 Analysis of S ign i f i cance  

I n t e n s i t y  of f u t u r e  noise  l e v e l s  o r  p o t e n t i a l  impact on e x i s t i n g  
r e s i d e n t i a l  development cannot be accura t e ly  c a l c u l a t e d  u n t i l  s p e c i f i c  
land use plans and r e l a t e d  t r a f f i c  data  a r e  a v a i l a b l e .  No s u b s t a n t i a l  
noise  r e l a t e d  impact on e x i s t i n g  development i s  a n t i c i p a t e d  a t  t h i s  
t ime,  however. 

3.9 AESTHETICS 

3 , . 9 . i  P r o j e c t  Settino_ 

The Chula Vista  Shopping Center and Sears Department S tore  a r e  t h e  focal  
po in t s  of the redevelopment area.  These f a c i l  i t i  e s  were cons t ruc ted  in 
the e a r l y  1960's  when t h e  "Shopping Center" concept was beginning t o  be 
popular.  The Bay General Hospital was a l s o  cons t ruc ted  about 20 yea r s  
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ago, but  has r ecen t ly  undergone a  major expansion r e s u l t i n g  i n  a  
major medical center . .  The Mayfair Market, o r g i n a l l y  Furgeson's ivlarkei, 
was developed p r i o r  t o  1955 and remodeled i n  t h e  m i d  1960's and was 
r e c e n t l y  closed, .  Most of the  small parce ls  along H S t r e e t  and Broad~iay 
have been involved i n  i s o l a t e d  l o t  developnent and remodeling of  
01 d e r  s t r u c t u r e s  through t h e  yea r s .  

Many s t r u c t u r e s  within the  redevelopment a rea  a r e  s u f f e r i n g  from 
obso le t e  design. Also, much of  the development preceeded t h e  adoption 
of  the  C i t y ' s  landscape nanual and l a c k s t h e  a e s t h e t i c  ammenities 
provided by good landscape planning. Inadequate parking and a  congested 
i n t e r i o r  and e x t e r i o r  c i r c u l a t i o n  system a l s o  d e t r a c t s  from t h e  a r e a ' s  
physical pe r sona l i ty .  

3 .9 .2  Po ten t i a l  Impacts- 

One aspec t  of t h e  Proposed Redevelopment e l a n  involves t h e  comprehensive 
b e a u t i f i c a t i o n  of  t h e  p ro jec t  a r e a .  I t  provides f o r  open spaces ,  
s t r e e t s c a p i n g ,  s t r e e t  f u r n i t u r e  and e l iminat ion  of uses t h a t  a r e  inconi- 
p a t i b l e  with t h e  na ture  of t h e  general area.  These provis ions  a r e  
a n t i c i p a t e d  t o  r e s u l t  i n  a  major bene f i c i a l  impact on t h e  t a r g e t  area 
and surrounding p rope r t i e s .  

3 .9 .3  Mi t iga t ion  and/or  Al t e rna t ives  

None proposed. 

3.9.4 - Analysis of  S ign i f i cance  

S t a b i l i t y  of a  commercial cen te r  i s  l a rge ly  dependent upon t h e  c e n t e r ' s  
a e s t h e t i c  q u a l i t y  and a m e n i t i e s  provided. The Town Centre I1 Redeve:- 
opment Plan i s  designed t o  preserve  t h e  physical i n t e g r i t y  of Chula 
V i s t a ' s  major commercial development and t o  avoid t h e  dec l ine  of  uses 
wi th in  the  p r o j e c t  a rea .  The Town Centre I  Design Manual and Town 
Centre I1 Design Manual addendum provide gu ide l ines  and c r i t e r i a  t o  
in su re  q u a l i t y  development and a e s t h e t i c  ammenities. 

3 .10  UTILITIES 

3.10.1 P ro jec t  Se t t ing  

Water Serv ice  

Water s e r v i c e  t o  t h e  e x i s t i n g  uses within the  redevelopment a rea  i s  
suppl ied  by t h e  Sweetwater Authori ty which serves  t h e  ma jo r i ty  of t h e  
South Bay inc luding  National C i t y ,  Chula Vi s t a ,  Imperial Beach, and a  
por t ion  of t h e  C i ty  of San Diego (community of  San Y s i d r o )  Potable  
water  i s  imported i n t o  the  a r e a ,  p r imar i ly ,  from t h e  Colorado R i v e r .  
An increas ing  por t ion  of  t h e  water  i s  piped i n  from Northern C'al i f o r n i a ,  
however.. 

There a r e  8" At: water  mains loca ted  in Broadway, F i f t h  Avenue, and 
H S t r e e t  e a s t  of' F i f t h  Avenue t o  a poin t  170 f e e t  west of F i f t h  Avenue 
where a  10" l i n e  loops i n t o  the  shopping center .  A 6" A C  main extends 
from t h a t  poin t  west through H St ree t . .  Also, two mains, a  12" and 
8" p a r a l l e l  I  S t r e e t .  



Gas and E l e c t r i c  

The San Diego Gas and E l e c t r i c  Company provides se rv ice  t o  e x i s t i n g  
uses .  Natural gas i s  provided through a  10" and 20" high p r e s s u r e  
main loca ted  i n  F i f t h  Avenue between H and I S t r e e t s .  In a d d i t i o n ,  
t h e r e  a r e  l!i inch gas l i n e s  i n  Broaoway between H and I S t r e e t s  and 
i n  H S t r e e t  e a s t  of F i f t h  Avenue. A two-inch l i n e  unde r l i e s  H S t r e e t  
west of  F i f th  Avenue. 

E l e c t r i c  s e r v i c e  i s  c a r r i e d  i n t o  t h e  p r o j e c t  a rea  by t h r e e  underground 
12 KV l i n e s  i n  F i f t h  Avenue, Broadway and H S t r e e t .  Overhead s e r v i c e  
i s  provided along the  west s i d e  of  F i f t h  Avenue north o f  H S t r e e t  
and along the  south s i d e  o f  I S t r e e t .  

3.10.2 Po ten t i a l  Impacts 

An i nc rease  i n  commercial u ses  w i l l  i nc rease  t h e  amount of  energy 
consump~ion resources necessary t o  ope ra t e  uses. Estimation o f  con- 
sumption i s  n o t  poss ib l e  a t  this t ime,  but  when s p e c i f i c  p lans  beccme 
a v a i l a b l e  i t  i s  a n t i c i p a t e d  t h a t  approximately 2 - 5  ki lowatt-hours  of 
e l e c t r i c i t y l s q .  f t .  of f l o o r  area/month and 80 t h e m  of n a t u r a l  gas/ 
1,000 sq. f t .  of f l o o r  area/month w i l l  be requi red  t o  suppor t  general 
r e t a i l  comnercial es tab l i shments  . 

3.10.3 Mi t iciat ion and/or A1 t e r n a t i v e s  

Solar  hea t ing  and hot  water  systems should be i n v e s t i g a t e d  t o  reduce 
add i t iona l  dep le t ion  of non-renewable resources .  

Energy saving devices and appl icances  should be i n s t a l l e d  vs.. l e s s  
conserva t ive  machinery and i n s u l a t i o n  f a c i l i t i e s  should be i n v e s t i g a t e d  

'3.10.4 Analysis of  S ign i f i cance  

Adequate water ,  gas and e l e c t i c  s e r v i c e  i s  being provided t o  e x i s t i n g  
uses.  I f  expansion of e x i s t i n g  development o r  new cons t ruc t ion  i s  
proposed, an a n a l y s i s  regarding extens ion  of s e r v i c e  o r  r e l o c a t i o n  of 
f a c i l i t i e s  w i l l  be required.  

:3.11 Health and S a f e t y  

3.. 11.1 - Pro jec t  S e t t i n g  

Pol i c e  P ro tec t ion  

Pol ice  p ro tec t ion  within t h e  p r o j e c t  v i c i n i t y  i s  provided by t h e  
Chula Vista  Pol ice  Department.. As of February 14, 1978 t h e r e  were 
93 law enforcement p o s i t i o n s .  

F i r e  Pro tec t ion  

F i r e  p ro tec t ion  wi l l  be provided t o  t h e  s i t e  by t h e  Ci ty  of  Chula Vista 
F i r e  Department,, As of February, 1978, t h e r e  were 67 f i r e  f i g h t e r  
pos i t i ons  i n  t h e  Chula Vista  F i r e  Department. The Ci ty  i s  c u r r e n t l y  
covered by fou r  f i r e  s t a t i o n s .  Two of  these  e x i s t i n g  f a c i l i t i e s  
provide primary response t o  t h e  area i n  the  v i c i n i t y  of t h e  s i t e  



S t a t i o n  4 1  i s  loca ted  a t  447 "F" S t r e e t  and has an engine and a e r i a l  
iadder  comoany cons i s t ing  of  a  t r i p l e  combination pumper and pumoer 
with a e r i a l  l adde r  - 1 .5  t o  2.0 minute response time t o  t h e  s i t e .  

S t a t i o n  =2 i s  loca ted  a t  80 East "J" S t r e e t  and has an engine  company - 
3 t o  4 minutes response time t o  the  s i t e .  

There a re  no plans a t  t h i s  time fo r  add i t iona l  f i r e  s t a t i o n  f a c i l i t i e s  
in  t h e  area between I n t e r s t a t e  5  and 805. 

Sol id  Waste Serv ice  

The Chula Vista  Sani ta ry  Serv ice  i s  f ra f ich ised  by t h e  Ci ty  of Chula 
Vista  t o  provide s o l i d  waste c o l l e c t i o n  and disposal  s e rv ices .  I t  i s  
es t imated  t h a t  approximately 280 tons of s o l i d  waste a r e  c o l l e c t e d  by 
this p r iva te  concern on a  d a i l y  bas i s , .  The c o l l e c t e d  s o l i d  waste i s  
t r anspor t ed  t o  t h e  Otay San i t a ry  Landf i l l .  I t  i s  es t imated  t h a t  t h i s  
l a n d f i l l  has a  10 t o  15 y e a r  capaci ty .  On a  longer-range b a s i s ,  t h e  
County of San Diego, i n  cooperat ion with t h e  EPA and Occidental Pe t ro-  
leum i s  developing a  demonstration pyrolys is  p l a n t ,  which conver ts  
t r a s h  i n t o  f u e l  o i l .  This undertaking may he lp  t o  extend t h e  useful  
l i f e  of  t h e  Otay and o t h e r  s a n i t a r y  l a n d f i l l s . .  

Sewer Serv ice  

The Ci ty  of Chula Vista i s  a  member of  t h e  Metropolitan Sewer D i s t r i c t  
and has purchased cont rac tua l  r i g h t s  t o  a  21.2 MGD capaci ty .  Although 
t h e  C i t y ' s  ac tua l  average d a i l y  flow (5..2 MGD)  is  f a r  l e s s  than t h a t  of 
capac i ty ,  the  Metropolitan Sewer D i s t r i c t ' s  t rea tment  p l an t  i s  opera t ing  
c l o s e  t o  i t s  capac i ty  of  about 120 MGD, based on Federal r egu la t ions .  
I t  i s  p re sen t ly  averaging about 115 mi l l i on  ga l lons  pe r  day and could 
reach i t s  maximum c a p a b i l i t y  i n  1978-79. Environmental P ro tec t ion  
Agency r egu la t ions  r equ i re  t h a t  a l l  sewage be provided "secondary" 
t reatment  p r io r  t o  ocean discharge.  Plans t o  inc rease  the  c a p a c i t y  of 
the  p l a n t  and provide add i t iona l  t rea tment  have not  been approved by 
EPA a t  t h i s  time. 

Exis t ing  s e r v i c e  in t h e  p r o j e c t  area i s  provided through 10" l i n e s  
in  "H" S t r e e t  and F i f t h  Avenue and underlying t h e  Broadway Shopping 
Center ;  and a  12" l i n e  i n  Broadway and another  p a r a l l e l i n g  the  southern 
proper ty  l i n e  of  the  Chula Vis ta  Square Shopping Complex 

3..11,.2 Po ten t i a l  Impacts 

Current ly ,  loca l  sewer capac i ty  i s  adequate t o  s e r v i c e  e x i s t i n g  uses.. 
However, when the  planned County Court Complex i s  cons t ruc ted  a t  " H "  
S t r e e t  and Third Avenue t h e  l i n e s  loca ted  through the  Broadway Shopping 
Center a r e  expected t o  be ope ra t ing  a t  maximum c a p a c i t y .  I f  t h e  Town 
Centre 11 p r o j e c t  r e s u l t s  in  add i t iona l  o r  expanded uses, add i t iona l  
sewage flows w i l l  f u r t h e r  impact e x i s t i n g  l i n e s  and sewer backup and 
overflows wi l l  most 1  i  kely occur.  Also, though addi t ional  sewage flow 
wi l l  not  impact t h e  C i t y ' s  capac i ty  r i g h t s ,  i t  w i l l  exacerba te  
an a1 ready undes i rab le  s i t u a t i o n  a t  the  Metropolitan Sewer f a c i l i t y  due 
t o  1  imi ted a v a i l a b l e  t rea tment  c a p a c i t i e s , ,  



3.11. 3 Mi t i g a t i o n  and/or  A1 t e r n a t i v e s  

The Li ty  Engineering Departinent i s  s tudying e x i s t i n g  sewer capac i ty  
se rv ic ing  t h e  p r o j e c t  a r e a .  Projected flow increases  a re  being ca l cu la t ed  
and po ten t i a l  a l t e r n a t i v e  improven:ents a r e  being s tud ied  

P r i o r  t o  the  approval o f  any s p e c i f i c  plan f o r  development wi th in  the  
Town Centre I1 p r o j e c t  a r e a ,  a  d e t a i l e d  a n a l y s i s  of loca l  sewer f a c i l i t i e s  
should be undertaken and appropr i a t e  recommendations implemented t o  
in su re  t h a t  adequate capaci ty  i s  ava i l ab le .  

3.11.4 Analysis of S ign i f i cance  

F i r e  and Pol ice  pro tec t ion  and s o l i d  waste f a c i l i t i e s  a re  c u r r e n t l y  
adequate t o  s e r v i c e  e x i s t i n g  development within the Town Centre I 1  
p r o j e c t  a rea .  Future growth may requi re  add i t iona l  s p e c i f i c  s e r v i c e s ,  
however, t h a t  w i l l  depend on type of  use proposed When s p e c i f i c  
plans a re  a v a i l a b l e  an eva lua t ion  wi l l  be unter taken .  

Local sewer f a c i l i t i e s  a r e  c u r r e n t l y  under study. Appropriate mi t iga t ion  
w i l l  be requi red ,  i f  a  s i g n i f i c a n t  impact i s  an t i c ipa ted .  Po ten t i a l  
impact a t  the  metropolican l eve l  w i l l  cont inue t o  inc rease  as  urban 
growth cont inues .  

3.12 PARKS, RECREATION AND OPEN SPACE 

3.12.. 1  P ro jec t  S e t t i n q  

'The redevelopment p ro jec t  i s  l oca ted ,  p r imar i ly ,  within Ci ty  Park 
d i s t r i c t  no.. 4.  This d i s t r i c t  i s  cu r ren t ly  void of  any s i g n i f i c a n t  
dedicated park land or  open space,,  The e x i s t i n g  park land acreage  
requirement fo r  the  a rea  i s  59..2 acres .  Acreage requirements a r e  based 
on r e s i d e n t i a l  population and need, however, and not  on commercial 
development. 

3..12..2 Potent ia l  Impact 

The Redevelopment Plan author izes  the  establ ishment  of q u a s i - p u b l i c  
open spaces,  which includes ma l l s ,  promenades, parades and v e s t  pocket 
parks This type of  open space does not  con t r ibu te  t o  the  C i t y ' s  
park system, however i t  does provide an area  f o r  passive r e c r e a t i o n  
and an opportuni ty t o  mold t h e  urban form. 

3..12..3 Mi t i o a t i o n  and/or  A1 t e r n a t i v e s  -- 
None proposed. 

3.12 4 Analysis of S igni f icance  

Current ly ,  the  p r o j e c t  area has l imi t ed  open space and landscaping.  
The proposed redevelopment program wi l l  provide addi t ional  open space 
and abundant landscaping which wi l l  r e s u l t  in  an improved and l e s s  
in t ense  sense of  being within the  micro-envi ronment. 

There wi l l  be l i t t l e  i f  any population inc rease  due t o  t h e  p r o j e c t  
and the re fo re  no s u b s t a n t i a l  i nc rease  in t h e  demand f c r  parks and 
r ec rea t ion  f a c i l i t i e s .  1 



3 . 1 3  - COMMUNITY TAX STRUCTURE 

3.1.3.1 P r o j e c t  S e t t i n q  

'The Town Cen t re  I 1  Redevelopment P r o j e c t  i s  l o c a t e d  w i t h i n  County 
Tax Code Area (TCA) 1000, t h e  l a r g e s t  TCA i n  t h e  Ci ty  o f  Chula V is ta  ac- 
c o u n t i n g  f o r  o v e r  60 p e r c e n t  of t h e  C i t y ' s  assessed valuation. The t o t a l  
County t a x  r a t e  i n  t h i s  a rea  has ranged f rom $10.133 t o  $11.045 between 
1970 and 1975 and i s  c u r r e n t l y  a t  $9.479 p e r  5100. The C i t y  o f  Chuia 
V i s t a ' s  p o r t i o n  has remained a t  $1.25 p e r  $100 d u r i n g  t h e  1976177 and 
1977/78 f i s c a l  y e a r s .  

3.. 13.2 P o t e n t i a l  Impacts - 
The redevelopment o f  Chula V i s t a ' s  commercial c e n t e r  i s  aimed a t  a v o i d i n g  
b l i g h t i n g  i n f l u e n c e s  and s t r e n g t h e n i n g  t h e  commercial s t r u c t u r e .  
A t t a i n m e n t  o f  these  o b j e c t i v e s  w i l l  r e s u l t  i n  a  s t a b l e  marke t  w i t h i n  
t h e  area and a  b e n e f i c i a l  impac t  on f i n a n c i a l  s u p p o r t  o f  t h e  C i t y  
th rough  t a x e s .  

To ensure e f f e c t i v e  p r o j e c t  imp lementa t ion ,  f i n a n c i a l  a s s i s t a n c e  may 
be p r o v i d e d  t o  commercial p r o p e r t y  owners. General Revenue S h a r i n g  
Funds, Urban Development A c t i o n  Grants  (UDAG), s a l e s ,  t a x  funas and use 
o f  t h e  City owned p r o p e r t y  (6oys C lub  s i t e  and F i f t h  Avenue) o r  a  
comb ina t ion  o f  these  sources may be made a v a i l a b l e .  Tax i n c r e m e n t  
f i n a n c i n g  i s  - n o t  a n t i c i p a ~ e d  a t  t h i s  t ime.  

An impact  i s  a n t i c i p a t e d  t o  r e s u l t  f r o m  f i n a n c i a l  a i d  t o  t h e  p r o j e c t  i n  
t h a t  the a l l o t m e n t  o f  t a x  d o l l a r s  and/or  g r a n t  monies would  r e s t r i c t  t h e  
t o t a l  amount o f  funds a v a i l a b l e  f o r  o t h e r  e l i g i b l e  p r o j e c t s .  

3 . 1 3 . 3  - M i t i g a t i o n  and/or  A1 t e r n a t i v e s  - 
Tax inc rement  f i n a n c i n g  would  e l i m i n a t e  p o t e n t i  a1 s h o r t - t e r m  impacts .  
Forlever, due t o  t a x  inc rement  f i n a n c i n g  o f  t h e  Bayf ' ront  and Town Cent re  1 
redevelopment p r o j e c t s  and pending t a x  r e f o r m  l e g i s l a t i o n , .  F i n a n c i n g  t h e  
Town Cent re  I 1  p r o j e c t  th rough  t a x  inc rement  may n o t  be f e a s i b l e  s i n c e  
i t  c o u l d  r e s u l t  i n  a  more severe f i n a n c i a l  impac t  on t h e  community.. 

3 .13 .4  A n a l y s i s  o f  S i g n i f i c a n c e  - 

Redevelopment o f  t h e  s t u d y  area w i l l  cause an i n c r e a s e d  assessed 
v a l u a t i o n  o f  improved p r o p e r t i e s  w i h i c h  w i l l  p r o v i d e  a  l a r g e r  t a x  base 
i n  s u p p o r t  o f  t h e  community,. F i n a n c i a l  a s s i s t a n c e ,  i f  made a v a i l a b l e ,  
w i l l  be d i scussed  f u r t h e r  when s p e c i f i c  p lans  a r e  submi t ted .  



3.0 UNAVOIDABLE SIGNIFICANT ADVERSE EI~JVIRONhIENTAL IMPACTS .- - 
A .  Po ten t i a l  impacts i n  the fol lowing areas  of concern can be mi t iga t ed  t o  

acceptable  l e v e l s  and no s u b s t a n t i a l  and adverse impact a n t i c i p a t e d  
t o  r e s u l t .  

Geology 
Topography 
Drainage 
Groundwater 
B i  01 ogy 
Archaeology 
His tory  
Aes the t ics  
Parks,  Recreation and Open Space 
Community Tax S t r u c t u r e  

B..  Implementation of  t h e  Plan w i l l  r e s u l t  i n  unavoidable impacts r e l a t i v e  
t o  t h e  following areas  of concern i n  varying degrees. 

T r a f f i c  -- 
An inc rease  i n  t r a f f i c  on s t r e e t s  i n  and adjacent  t o  t h e  p ro jec t  w i l l  occur .  
This cumulative impact w i l l  r e s u l t  i n  a s u b s t a n t i a l  impact on t h e  a b i l i t y  of  
various i n t e r s e c t i o n  t o  accomodate t h e  increased  t r a f f i c  loads.  

Land Use --- 
Higher dens i ty  and more i n t e n s e  land use could r e s u l t .  

Air Q u u  -- 
An inc rease  in emissions from mobile sources w i l l  r e s u l t  due t o  inc reased  ADS 
and VMT. 

Noise -- 

Exter ior  noise  l e v e l s  w i l l  i nc rease  r e l a t i v e  t o  inc rease  i n  vehic le  t r a f f i c .  

Sewer Treatment F a c i l i  t i e s  -- 

Increased flow i n t o  the  Metropolitan Sewer f a c i l i t y  w i l l  fu r the r  reduce e x i s t i n g  
l imi t ed  t reatment  capaci ty .  

Enerov -- 

Additional energy consumption w i l l  r e s u l t  from new development and/or expansion 
of e x i s t i n g  f a c i l i t i e s .  



5 .0  ALTERNATIVES TO THE PROPOSED ACTION 
------+-- 

1 A no-.project a l t e r n a t i v e  could r e s u l t  in  t h e  dec l ine  of  the p r o j e c t  area 
as the  South Ba,yls p r i n c i p l e  regional  shopping c e n t e r ,  thereby jeopardiz ing  
t h e  economic well being of commercial establ ishments  within t h e  a rea  and 
t h e  C i t y ' s  t ax  base. I s o l a t e d  redevelopment and/or  expansion of  e x i s t i n g  
f a c i l i t i e s  would continue without  the  b e n e f i t  of  a  coordinated comprehensive 
plan.  Conditions a s  c i t e d  below could con t r ibu te  t o  f u r t h e r  d e t e r i o r a t i o n  
o f  t h e  cen t r a l  a r ea  of  Chuln Vi s t a ,  

a.  An increased  demand f o r  open space and a e s t h e t i c  ammenities. 

b. A cont inuin2  dec l ine  of  the  business o f  the C i t y ' s  s a l e s  t a x  base. 

c,. Uncoordinated c i r c u l a t i o n  p a t t e r n s  which would i n h i b i t  s a t i s f a c t o r y  
r e l a t i o n s h i p s  with ad jacen t  p r o j e c t  a r e a s .  

d. Erosion of  ad jacent  commercial and r e s i d e n t i a l  a reas  

2. A comprehensive redevelopment p l a n ,  cha rac te r i zed  by complete bu i ld ing  
c learance ,  t h e  resubdi vis ion of  l and ,  and the  rearrangement of  s t r e e t  
p a t t e r n s  could be effecuated i n  t h e  p r o j e c t  a rea .  However, a  f u l l  redevel- 
opment program i s  considered extreme and not  t o  be i n  t h e  b e s t  i n t e r e s t  
of  the  community. Such an ex tens ive  program would c r e a t e  the  t o t a l  d i s rup t ion  
of  Chula V i s t a ' s  regional  shopping a rea .  Fur ther ,  the  f inanc ia l  requi re- 
ments, c l ea rance ,  and r econs t ruc t ion  would be p r o h i b i t i v e .  Therefore ,  
a  comprehensive redevelopment plan was r e j e c t e d  as  a  v iable  p r o j e c t .  

3.  A "middle-of-the-road" redevelopment approach could be implemented t o  
r e v i t a l i z e  t h e  Chula Vista  Shopping Center. A comorehensive plan t o  
coordinate  t h e  implementation o f  z h i s  approach could e n t a i l :  

a.  Expansion of  shopping f a c i l i t i e s  t o  ad jacen t  p rope r t i e s  t h a t  
a r e  current1,y i n  need o f  r e h a b i l i t a t i o n .  

b. Redesign of e x i s t i n g  parking f a c i l i t i e s  t o  permit more e f f i c i e n t  
i n ~ e r i o r  c i r c u l a t i o n  p a t t e r n s  and development of s a t e l l i t e  
parking f a c i l i t i e s  t o  decrease loca l i zed  t r a f f i c  congest ion.  

c. Development of' convenient and unique pedes t r i an  ways between 
shopping a r e a s  t o  promote t h e i r  u t i l i z a t i o n  such a s :  1 )  enclosed 
overhead s t r e e t  c ross ings  cons t ruc ted  i n  conjuct ion with au to r~a ted  
s t a i n l a y s  and uses such as cafes  and o ther  small shops, 2 )  open, 
landscaped plaza areas  cons t ruc ted  as overhead s t r e e t  c r o s s i n g s ,  

d. C:omprehensive redesign o f  e x t e r i o r  a r c h i t e c t u r e ,  open space and 
landscaping t o  promote a  c o n s i s t e n t  and well planned a e s t h e t i c  
q u a l i t y  wi th in  the  p r o j e c t  a r e a  The a l t e r n a t i v e  has t h e  potenLia1 
t o  l i m i t  s u b s t a n t i a l  impacts s i g n i f i c a n t l y ;  y e t ,  achieve p r o j e c t  
goals and o b j e c t i v e s .  

4. A "low-key" redevelopment plan could be implemented as  an a l t e r n a t i v e  p r o j e c t .  
This type of " face  l i f t "  program would be accomplished by r e fu rb i sh ing  s t o r e  
f r o n t s ,  providing s t r e e t  f u r n i s h i n g s ,  landscaping,  and s t r e e t  improvements 
where f e a s i b l e .  The areas  a e s t h e t i c  q u a l i t y  and business  c l imate  would be 
improved, b u t  t o  a  l imi t ed  degree o n l y .  The main goals  and o b j e c t i v e s  of the  
proposed redevelopment p r o j e c t  would n o t  be a t t a i n e d  i f  t h i s  a c t i o n  were 
e f f e c t u a t e d .  No s u b s t a n t i a l  s t r eg then ing  of  the  shopping c e n t e r  a rea  would 
r e s u l t  from t h i s  type of  pro jec t . .  



6 .0  T H E  E E L A T I O N S H I P  BET!,IEEM LOCAL SHCil'T-TERM USES O F  MAN'S ENViROXFIEilT 
AP!D T H E  i4AI$!TE:'IAidCE AND ENHANCE,:!Ei,IT O F  LONG-TiRI.1 P R O O U C T i V i T Y  

The p r o j e c t  wi l l  r e s u l t  i n  some short- term d i s r u o t i v e  environemntal e f f e c t s ,  
but  t h e s e  wi l l  be, on t h e  most p a r t ,  temporary and can be mi t iga ted  t o  a g r e a t  
ex ten t  as  described wi th in  sec t ion  3 . 0  (impact a n a l y s i s )  of t h i s  r e p o r t  

Potent ia l  cumulative long-term impacts a n t i c i p a t e d  b a s i c a l l y  u ~ a v o i d a b l e  aspec ts  
of  any proposal involving expansion o r  r e h a b i l i t a t i o n  of a develooed a rea  
Najor long- tern  e f f e c t s  include: 

a,. Increases i n  t h e  demand fo r  resources t h a t  provide bu i ld ing  m a t e r i a l s .  

5 .  Increased ener.gy demand and deple t ion  o f  non-renewable resources xnat  
provide t h a t  energy. 

c. Increased veh ic l e  t r a f f i c  and r e l a t e d  emissions. 

d. Increased demand f o r  publ ic  se rv ices .  

I f  the  Plan i s  implemented, t h e  ove ra l l  enhancement of  t h e  p ro jec t  area would 
r e s u l t  as well as renewed market s t a b i l i t y  and product iv i ty .  



7.0 I R R E ' / i R S I B L E  E N V I R O N M E X T A L  C H A N G E S  W H I C H  WOULD 3 E  I ? i V O L V E D  W I T H  T H E  
P R O P O S E D  A C T I O ; 4  I F  i M P L E M E N T E D  

Natural resources utilized for construction materials and energy consumoticn 
would be committed and their availability would be reduced for the near future. 



8..O GROWTH-1NDUCI:iG IiiPACT OF THE ROPOSED ACTION 

The Plan e n t a i l s  a  developed area wi th in  urban Chula Vista.  Growth, induced 
by p ro jec t  implementation, would be i n h i b i t e d  by both physical c o n s t r a i n t s  and 
City development p o l i c i e s . .  The plan could a l s o  d e f e r r  the  cons t ruc t ion  of ad- 
di t i ona l  commercial developments wi th in  undeveloped areas  of Chula Vista  and 
nearby areas  by providing f a c i l i t i e s  adequate t o  s e r v i c e  t h e  e x i s t i n g  and 
f u t u r e  population of the  South Bay. 
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